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ABSTRACT 
 
The study examines the issue of living conditions in informal settlements, using the 
case study of Imizamo Yethu informal settlement in Cape Town. Affordability, lack of 
space, job related issues, a relatively small formal housing stock available in many 
urban centres, and deregulation, in terms of both access to land and finance, forced 
lower income groups to seek accommodation in informal settlements. Here people 
are exposed to unhealthy living conditions. 
 
The study reveals that living in informal settlements often poses significant health 
risks. Sanitation, food storage facilities and drinking water quality are often poor, with 
the result that inhabitants are exposed to a wide range of pathogens and houses 
may act as breeding grounds for insect vectors.  
 
In informal settlements people often live in temporary homes constructed with 
impermanent, basic materials. These inhabitants frequently have little option but to 
live on marginal land (flood plains or steep slopes, for example), with the 
consequence that they are the first to suffer the effects of cyclones and floods. In 
addition, a combination of overcrowding, the use of open fires and flammable 
buildings leads to danger from accidental fires, burns and scalding.  
 
The post-apartheid South African government has tried a number of housing 
initiatives to help alleviate the housing problem since 1994 when it came to power. 
These have included the Botshabelo Accord (1994), the Housing White Paper in 
1995, the National Urban and Reconstruction Housing Agency in 1995, the Housing 
Subsidy Scheme in 1995, the Housing Act No. 107 of 1997 and the Policy on 
People’s Housing Process (1998). The government set itself a target of delivering 
one million houses within five years.  By all indications the government did not fully 
comprehend the gravity of the problem in relation to available resources. 
 
 
                                                                   (iii) 
 
In 2004, the Department of Housing declared its intention to eradicate informal 
settlements in South Africa by 2014. This followed the unprecedented housing 
backlog, proliferation of informal settlements, social exclusion and the inability of 
municipalities to provide basic infrastructure to urban poor households. 
 
However, despite these bold interventions by government, the study demonstrates 
that the provision of low-cost housing can be viewed as a wicked problem. Wicked 
problems are described to be “ill-defined, ambiguous, and associated with strong 
moral, political and professional issues”. The study, therefore, concludes that given 
the complexities surrounding the provision of low-cost housing in South Africa, the 
government’s ambitions to resolve housing backlogs by 2014 appear to be a far-
fetched dream. 
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                                              CHAPTER ONE  
                                        STUDY ORIENTATION 
 
1.0 INTRODUCTION 
 
According to Habitat (1996), rapid urbanisation and inadequate capability to 
cope with the housing needs of people in urban areas have contributed to the 
development of informal settlements. Living in these settlements often poses 
significant health risks. Sanitation, food storage facilities and drinking water 
quality are often poor, with the result that inhabitants are exposed to a wide 
range of pathogens and houses may act as breeding grounds for insect 
vectors (Habitat, 1996). 
 
In the view of Gilbert and Gugler (1992), informal settlements are defined in a 
variety of ways, but there is general agreement on their core characteristics. 
Such settlements are created through a process of unassisted self-help and 
tend to have two or more of the following characteristics when they are initially 
created: 1) most houses are self-built by the families occupying them using 
initially temporary building materials, 2) the settlements are illegal in some 
way (whether that is land tenure, the house construction or both), 3) the 
settlements are unserviced, and 4) are mostly occupied by people living in 
situations of poverty (Gilbert and Gugler, 1992). 
 
In the context of the high rate of urbanisation and the proliferation of informal 
settlements in South Africa, and the illegal invasion of worthless land in urban 
and peri-urban areas, Huchzermeyer (2004a) states that studies have 
attempted to understand the phenomenon of informal settlements.  
 
The central purpose of this study is to investigate living conditions in informal 
settlements in South Africa, and to do this in relation to a particular case 
study, namely that of the Imizamo Yethu informal settlement in Cape Town, 
South Africa. The specific objective is to explore the living standard indicators 
such as access to key services like water, sanitation and electricity, which are 
all related to inadequate housing and infrastructure facilities. The study also 
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seeks to highlight unaffordability, lack of space, job related issues, a relatively 
small housing stock and deregulation in terms of both access to land and 
finance as some of the factors that force lower income groups to live in 
informal settlements. 
 
 The Universal Declaration of Human Rights states in Article 17 that 
“[e]veryone has the right to own property alone as well as in association with 
others”, as (Article 25) adds that “[e]veryone has the right to a standard of 
living adequate for the health and well-being of himself/herself and of his/her 
family, including food, clothing, housing and medical care and necessary 
social services, and the right to security in the event of unemployment, 
sickness, disability, widowhood, old age or other lack of livelihood in 
circumstances beyond his control” (United Nations, 1948). 
 
Apart from providing human beings with shelter and security, housing plays a 
major role in creating an asset (Poole, 2003) on which people can build and, 
at least in part, advance themselves. 
 
The South African Constitution Act No. 108 of 1996 acknowledges and 
protects the right of “everyone to have access to adequate housing and 
makes it incumbent upon the state to take reasonable legislative and other 
measures within its available resources to achieve the progressive realisation 
of this right” (SA Constitution, 1996, Section 26). 
 
According to Du Plessis (2002), the Housing Act No. 107 of 1997 (and 
subsequent amendments) “defines the housing development functions of 
national, provincial and local governments and repeals all racially based 
housing development”. 
 
In South Africa, as stated by Du Plessis, housing is one of the areas, like in 
other developing countries, wherein the task of providing it to the teeming 
population, is daunting. However, South Africa has been active in working to 
address significant issues in housing, including a severe shortage of housing 
stock and the low quality of living conditions. A national housing programme 
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was introduced in 1994, which extended various types of subsidies to the low 
income households. The capital subsidy was sufficient for a secure plot, the 
installation of water and sanitation services and the construction of a basic 
house. This initiative resulted in the building of 1.5 million new housing units 
between 1994 and mid-2003, with a further 300,000 under construction (Du 
Plessis, 2002). 
 
In 2004, the Department of Housing declared its intention to eradicate informal 
settlements in South Africa by 2014 following the unprecedented housing 
backlog, proliferation of informal settlements, social exclusion and the inability 
of municipalities to provide basic infrastructure to the urban poor households 
(BNG DoH, 2004a). 
 
 
1.1     BACKGROUND  
 
The production of housing is one of the most important economic activities in 
dealing with the urbanisation process. This is particularly crucial in developing 
countries where the larger proportion of the world’s homeless and 
inadequately housed people live (World Bank, 1993; Erguden, 2001). It is 
estimated that in the next two decades, about 35 million dwelling units will 
need to be constructed annually to house newly formed households and 
replace inadequate units (Erguden, 2001). However, the challenge of 
providing formal finance is a major constraint in the delivery of low-cost 
housing in urban areas of developing countries (Mitlin, 1997; Mjoli-Mncube, 
1999; Jones and Datta, 1999). 
 
According to Erguden (2001), most national policies internationally have not 
been successful in encouraging domestic savings and the development of 
domestic financial institutions and instruments. Thus, financing of housing for 
the low-income group mostly comes through informal sources of credit. 
Consequently, housing for the lower end of the market is marked with 
extremely tight and limited availability (UNCHS, 2003). Okpala (1994) 
maintains that the availability of formal housing finance systems is 
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indispensable for effectively addressing the quantitative and qualitative 
housing problems in developing countries (cited by UNCHS, 2003). 
 
In South Africa, the post-apartheid government has tried a number of housing 
initiatives to help alleviate the housing problem since 1994 when it came to 
power. These have included the Botshabelo Accord (1994), the Housing 
White Paper (1995), the National Urban and Reconstruction Housing Agency 
(1995), the Housing Subsidy Scheme (1995), the Housing Act No. 107 (1997) 
and the Policy on People’s Housing Process (1998). The government set itself 
a target of delivering one million houses within five years (Thurman, 1999; 
Rust, 2003). However, Tomlinson (1996) is of the view that what the 
government did not comprehend was the gravity of the problem in relation to 
available resources (Tomlinson, 1996). 
 
The main housing delivery mechanism for the South African government has 
been the Housing Subsidy Scheme. This allows families earning up to R3,500  
per month to qualify for an amount ranging from R8,200 to a maximum of 
R20,300, depending on the level of income (South African National Treasury, 
2003). 
 
Notwithstanding that some elements of subsidies are absolutely necessary to 
address the accessibility to housing credit by low-income households, these 
need to be effectively targeted (UNCHS, 2003). 
 
The once-off capital housing subsidy is only adequate for building a starter 
home. At the same time, the subsidy is also fraught with many other problems 
(Mthwecu & Tomlinson, 1999). As such, the beneficiaries need to access 
additional finance in order to extend their houses, improve them or build 
decent homes that will meet their needs (Thurman, 1999). Unfortunately, most 
of the low-income households do not meet the complicated criteria used by 
financial institutions to qualify for loans to supplement the subsidy (Mjoli-
Mncube, 1999). 
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Financial institutions perceive the low-income housing sector to be highly 
risky. Low income households often lack regular income or employment 
records to convince financial institutions that they are capable of repaying 
their loans (Mjoli-Mncube, 1999). Studies reveal that only 20 per cent are able 
to access mortgage loans and 22 per cent are able to obtain small non-
mortgage loans secured by provident or pension funds (Smit, 2003). As a 
result, the self-employed, informally employed and unemployed people, of 
whom the majority are women, are excluded (Budlender, 2002).   
  
Following government’s ongoing attempts to address the housing problem, 
the National Housing Policy seeks to mobilise credit for the low-income group 
by encouraging banks to go ‘downmarket’ (Rust, 2002). Besides, a 
Community Re-investment Bill intended to compel the Banks to lend to poor 
households is being considered by the government (Diamond, 2003; Khan, 
2003). Further, to encourage private sector participation in this market, 
institutions such as NURCHA provide guarantees to developers or contractors 
up to 45 per cent of the loans on which banks lend (Mjoli-Mncube, 1999). 
However, studies have shown that for both the banks and the low-income 
households, the mortgage is not a suitable instrument for lending (Tomlinson, 
1996). 
 
Moreover, the Housing Policy also seeks to make the low-income housing 
market more diverse by encouraging the development of alternative lenders 
(Rust, 2002; Khan, 2003). These typically comprise small banks and non-bank 
lenders. Although micro-finance can be utilised for a range of uses, it has 
been suggested as an effective approach to the housing problem (UNCHS 
2003). This approach is premised on the perception that micro-finance 
approach reflects and builds on the progressive income of poor families and 
progressive mode of constructing houses. The loans are usually small and 
short-term and designed to suit the repayment ability of employed low-income 
families (Tomlinson, 1996). 
 
The development of low-income housing continues to be a political imperative 
and an urban reconstruction priority for post-apartheid South Africa. Housing 
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provision for low-income families was stated as one of the key pillars of post-
apartheid transformation. In 1994, for instance, the post-apartheid Ministry of 
Housing laid plans to build one million homes for low-income, homeless 
families. Current estimates of South Africa’s homeless population run close to 
three million families (Bond, 2000). 
 
The housing backlog in South Africa is estimated at 2.4 million houses which 
is a figure that grows by 200,000 households a year. There are more than 1.8 
million dwellings classifiable as inadequate housing in the form of backyard 
shacks (4.8 per cent of all dwellings) or informal dwellings (16.4 per cent). 
Urban populations are increasing with the Western Cape along with Gauteng, 
KwaZulu/Natal and Mpumalanga having population growth rates above the 
national average (Sisulu, 2004a). In practice, the delivery of housing by the 
state to poor communities has been uneven, poorly targeted and generally 
insufficient to alleviate the desperate conditions in which many homeless 
families find themselves (Huchzermeyer, 1999a). 
 
 
1.2 INSTITUTIONAL FRAMEWORK 
 
Different levels of government have different roles to play as defined in the 
Housing Act of 1997 and its amendments. Housing policy is largely formulated 
and funded by the national government, but it is largely implemented by 
provincial and local governments. 
 
 
1.2.1 National government 
 
The role of national government is to determine national housing policy, 
consisting of an institutional framework and a funding framework. The most 
important function at national level is the design of the Housing Subsidy 
Scheme (HSS) and the allocation of money for other support systems. The 
national government is also responsible for developing national norms and 
standards, setting national delivery goals through a multi-year plan which 
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determines allocation of housing subsidy funds, monitoring performance 
related to the delivery goals and funding allocations as well as assisting and 
developing the capacity of provincial and local governments to meet goals. 
 
The main actors in public sector housing facilitation at the national level are: 
 National Minister of Housing: responsible for national housing policy, in 
consultation with the Housing MINMEC, which consists of the National 
Minister of Housing (MIN), provincial Members of the Executive 
Councils (MECs) responsible for housing, and a representative of the 
South African Local Government Association (SALGA). 
 National Department of Housing (NDH): manages national strategy and 
programmes, and facilitates and monitors national programmes. 
 
There are also housing support institutions which fall under the NDH: 
 NHFC 
 NURCHA 
 Servcon Housing Solutions: management of properties in possession 
and non-performing loans (i.e. where mortgage loan borrowers 
defaulted on their loan repayments) – approximately half of the 33,000 
properties it was originally responsible for managing have been 
disposed of. 
 Thubelisha Homes: procures and develops housing stock suitable for 
“right sizing” purposes (i.e. for relocation of households from Servcon 
managed properties to more affordable properties). 
 Social Housing Foundation (SHF): promotes and supports social 
housing delivery. 
 People’s Housing Partnership Trust (PHPT): promotes and supports 
People’s Housing Process (PHP) delivery. 
 NHBRC 
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1.2.2 Provincial government  
 
The role of the provincial government in public sector housing facilitation is to: 
 Formulate provincial policy within the framework of National Housing 
Policy. These policies and legislation must facilitate the provision of 
adequate housing in the province. 
 Strengthen and support municipalities to exercise their role and 
intervene where municipalities cannot or do not perform their duties as 
defined by the Act. 
 Prepare and maintain a multi-year provincial housing plan. This plan 
must outline the execution of housing programmes in the province. 
These programmes must be in line with the National Housing Policy. 
 
The main actors at the provincial level are: 
 MEC for Housing: responsible for provincial housing policy and 
implementation – most of these powers are delegated to officials. 
 Provincial Housing Department: manages provincial strategy, facilitates 
project applications, evaluates and recommends projects, and monitors 
projects. 
 Provincial Housing Development Boards: used to approve allocation of 
housing subsidies, but these have now been disbanded (except in the 
Western Cape). The Housing Amendment Act of 2001 gave the 
Boards’ powers to the MECs. The Provincial Housing Department now 
allocates subsidies to local authorities for projects (and the projects to 
be funded are identified and prioritised by local authorities themselves). 
 
1.2.3 Local government 
 
The Housing Act of 1997 states that “Every municipality must, as part of the 
municipality’s process of integrated development planning, take all reasonable 
and necessary steps within the framework of national and provincial housing 
legislation to ensure that: 
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 The inhabitants of its area of jurisdiction have access to adequate 
housing on a progressive basis 
 Conditions not conducive to the health and safety of the inhabitants of 
its area of jurisdiction are removed 
 Services in respect of water, sanitation, electricity, roads, storm water 
drainage and transport are provided in a manner which is economically 
efficient 
 
The role of the local authority in the public sector’s facilitation of access to 
housing is to: 
 
 Initiate, plan, co-ordinate and facilitate appropriate housing 
development on a progressive basis within its boundaries. 
 Prepare a local housing strategy and set housing delivery goals. 
 Set aside, plan and manage land for housing development. 
 Create a financial and socially viable environment conducive to housing 
development. 
 Facilitate resolution of conflicts. 
 Provide bulk engineering services where there are no other service 
providers. 
 Administer housing programmes if accredited to do so. 
 Facilitate and support role-players’ participation in housing, i.e. 
facilitating the provision of housing by other role-players, such as 
private sector developers, Community-based organisations (CBOs) 
and/or Non-governmental organisations (NGOs), by assisting in the 
identification of projects, by bringing role-players together and by 
supporting community organisations to be able to participate in these 
processes. 
 Acquire land for housing development through purchase (after proposal 
calls) or, where necessary, through expropriation (with permission of 
the MEC). 
 Act as a developer to initiate, plan and manage projects, either directly 
or by setting up an independent housing company. 
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 Enter into joint venture contracts with private sector developers, NGOs 
or CBOs. 
 
1.3 PROBLEM STATEMENT  
 
Housing is widely considered both as part of the broader physical environment 
and as a process within the socio-economic fabric of society (Mafica, 1991). It 
has implications on the areas of essential services, social amenities and 
economic facilities that are crucial to human well-being (Hill, 1991).  
 
Affordability, lack of space, job related issues, a relatively small formal 
housing stock, and deregulation, in terms of both access to land and finance, 
nevertheless forced lower income groups to seek accommodation in informal 
settlements. Here people are frequently exposed to unhealthy living 
conditions. 
 
Social-Housing Professionals (2001: v) emphasize that housing is a 
prerequisite for exercising other rights such as health, insurance, education, 
employment, citizenship, culture and leisure. In addition, decent housing helps 
to reduce violence, insecurity, drug use, vandalism and crime. Indeed, failure 
to provide housing ends up costing more than investing in proper dwellings for 
those in need. 
 
Therefore, the purpose of this research is to investigate the impact of the 
issues of lack of affordability of housing and availability of land in urban areas 
of South Africa on people’s living conditions in informal settlements. 
 
1.4 RESEARCH OBJECTIVES 
 
The central aim of the study is thus to investigate living conditions in informal 
settlements, by means of the case study of Imizamo Yethu, with a view to 
explore the direct threats posed by inadequate housing and infrastructure 
facilities to people’s physical safety. 
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The supplementary objectives will be to: 
 
1. Analyse the government’s housing policy; 
2. Explore the living conditions in informal settlements, with special 
reference to Imizamo Yethu; 
3. Explore the rationale behind the commercial banks’ reluctance to lend 
money for housing to the low-income communities; and 
4. Investigate the saving schemes’ ability to raise equity finance 
collectively through daily or regular savings and to repay loans. 
 
1.5 FIELD OF STUDY 
 
The study is about community politics, social development and the delivery of 
services in urban areas. 
 
The study seeks to identify the key structures and practices associated with 
healthy living conditions and to find out if there is a way to strengthen 
conditions where these are weak.  
 
As no formal accepted definition for social development is prevalent, Van der 
Merwe (2003) defines it as “those activities of society which are essentially 
non-profit areas such as education, sanitation, healthcare, land reform, 
housing, poverty, policing etc.” (Van der Merwe, 2003). Social development 
incorporates public concerns in developing social policy and economic 
initiatives.   
 
1.6 LITERATURE SURVEY 
 
The urban poor needs to find accommodation even though they cannot afford 
to pay for formal houses. For Ellis (1977: 63) “the real need of the urban 
residents is an adequate house which the family can afford, which provides a 
protective living environment and from which they can reasonably reach their 
work…” At present, there is an estimated 2.5 to 3.7 million people in South 
Africa who are either unhoused or under housed (Budlender, 2002; Khan, 
 15
2003). Most of these people earn between R0 to R3,500 per month, making it 
economically unfeasible to build or buy a decent house without relying on the 
Government Subsidy Scheme (Thurman, 1999; South African National 
Treasury, 2003). 
 
However, Government resources are highly constrained (Khan, 2003). Hence, 
the formation, for example, of the National Urban Reconstruction and Housing 
Agency (NURCHA). NURCHA was formed as a partnership between the 
South African Government and the Open Society Institute (OSI) of New York, 
United States of America (USA), in May 1995 to arrange finance for housing. 
It is a tax-exempt, non-profit-making company (DoH, 2003). At the same time, 
it has been documented that programmes to provide housing by direct 
government involvement have neither succeeded, nor proved sustainable 
world-wide (Harrison, 1992; Erguden, 2001). Hence, despite the efforts and 
ongoing work, the South African housing backlog is hardly reducing 
(Korpiavaara, 2001). 
 
In addition, commercial banks are reluctant to lend for housing to the low-
income communities, because of lack of collateral and proof of regular income 
(Masabatha, 1999). Access to finance is therefore very problematic, as banks 
perceive the low-income group to be uncreditworthy (or unbankable) and thus 
highly risky (Tomlinson, 1996). 
 
Therefore, financial resources and affordability are two of the biggest 
stumbling blocks in the provision of adequate housing for the inhabitants of 
informal settlements (Cormack-Tomson, 1989).  
 
Other factors identified as crucial to the success of house upgrading in 
informal settlements include the provision of security of land tenure and the 
collective involvement of communities to influence and decide on their 
housing (Skinner and Rodell, 1983). Success is also based on the community 
perceptions of their housing situation (Cairncross et al., 1990). 
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Ill health is often caused by poor quality housing and sanitation, imposing 
economic costs on top of direct physical and emotional suffering. Researchers 
in the field of urban development issues point to the prevalence of diarrhoeal 
diseases, typhoid, respiratory difficulties and the increased effects of many 
other infectious diseases in the overcrowded, insanitary living conditions 
frequently faced by poor families (Jack, undated). 
 
1.7 RESEARCH QUESTIONS 
 
1.7.1     Main Research Question 
The main research question for this study is: How are the issues of lack of 
availability and unaffordability of formal housing impacting on housing and 
related living conditions in the informal settlement of Imizamo Yethu? 
 
1.7.2     Supplementary Research Questions 
 
1. What is the current state of living conditions in Imizamo Yethu? 
 
2. What is the National Housing policy doing to mobilise credit for the low-
income group? 
 
3. Can saving schemes enhance opportunities for housing delivery? 
 
 
1.8 TENTATIVE PROPOSITIONS 
 
South Africa has a backlog of 2.4 million houses, a figure that is growing by 
200,000 households a year. The following are the propositions: 
 
1. Formal housing policies in South Africa have not taken shape and 
evidence of this might be found in living and housing conditions in 
Imizamo Yethu. 
2. Lack of formal housing has had the serious effect of poor and 
unhealthy living conditions. 
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3. Experimentation with the alternatives of saving schemes and the 
involvement of the private sector show that the housing problem in the 
Western Cape can be alleviated. 
4. The current number of serviced sites and squatter houses clearly mark 
the emergence of a view that informal settlements can meet the 
housing need (if properly planned) in a satisfactory manner. 
 
1.9 RESEARCH METHODS 
 
The research problem to be addressed will mainly require research methods 
that are qualitative in nature. However, some quantitative data will also be 
used to supplement the qualitative analysis. A case study approach is 
adopted. Overall the different methods of data collection will constitute 
triangulation, with the aim of gaining better understandings. 
 
The qualitative approach is used because it provides the researcher with a 
means to understand a world that cannot be understood in terms of numbers 
alone. Putney and Green (1999) state that one of the key points of the 
contributions of qualitative research is that it provides ways of transcribing and 
analysing the discursive construction of everyday events, of examining the 
consequential nature of learning within and across events, and of exploring 
the historical nature of life within a social group or local setting (Putney and 
Green, 1999).    
 
The qualitative approach will help deliver on the aims and objectives of the 
study, which are to explore. Neuman (2000: 79) argues that “this approach is 
typical when a researcher examines a new interest or when the subject of the 
study itself is relatively new”.  
 
The most important research design considerations which apply here are the 
need: (i) to follow an open and flexible research strategy, and (ii) to use 
methods such as literature reviews, interviews, case studies, and informants, 
which may lead to insight and comprehension. 
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1.10 IMPLEMENTATION OF RESEARCH METHODS 
 
To explore the living conditions in informal settlements and issues on housing 
policy, primary sources of data include interviews within the case study with 
residents of Imizamo Yethu. Other sources include the national, provincial and 
local government housing departments. 
 
To explore the workings of women-centred saving schemes, the main target 
organisation is the Homeless People’s Federation and to inquire whether or 
not banks could consider lending to women, the commercial banks will be 
targeted. 
 
1.11 CONCEPTUALISATION      
 
The following concepts will be commonly used in the study: 
 
Informal Settlements: 
Informal settlements are settlements where communities are housed in 
informal houses (Boshielo, 1994), meaning constructed out of impermanent 
materials. 
 
Health: 
The World Health Organisation defines health as not merely the absence of 
disease and infirmity, but as a state of complete physical, mental and social 
well-being (Hill, 1991). 
 
Housing:  
Housing is widely considered both as part of the broader physical environment 
and as a process within the socio-fabric of society. It encompasses all the 
essential services, social amenities and community facilities which are crucial 
to human well-being (Mafica, 1991). 
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Other concepts that are generally used include housing policy, living 
conditions, saving schemes and loan schemes. Their conceptualisations are 
incorporated into the subsequent sections.  
 
1.12 OPERATIONALISATION  
 
The study will focus on the general overview of the provision of housing in 
South Africa, with special reference to Imizamo Yethu. It will entail discussion 
of the housing backlog of the early to mid-2000s, the delivery of housing, 
financial considerations, assessments of how the urban poor are meeting their 
own housing needs, and the rate of urbanisation and its health implications. It 
will also discuss health hazards around the issues of water supply, sanitation 
facilities, garbage collection, disease vectors, physical conditions of informal 
houses, accidents and cramped living conditions. It explores other initiatives 
that the democratic government has introduced to help alleviate the housing 
problem since 1994 when it came to power.  
 
1.13 LIMITATIONS OF THE STUDY 
 
The research focuses on poor households of urban communities with total 
monthly incomes of less than R3,500 per household. An inherent limitation of 
this research is the general scepticism and unwillingness of individuals and 
institutions to disclose information especially that which relates to financial 
matters. 
 
The case study area is restricted to Cape Town and there might be some 
differences in other informal settlements beyond Cape Town. 
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1.14 FRAMEWORK 
 
The mini-thesis is organised as follows: 
 
 Chapter One gives the background to the research, which outlines the 
broad field of the study. This leads into the focus of the research problem 
and the propositions. The objectives and methodology are also presented. 
 Chapter Two provides a theoretical and conceptual framework for the 
research. The literature reviewed in this chapter examines the disciplines 
informing this research and re-establishes the research problem. The 
literature review also provides the background for selecting the appropriate 
methodology. 
 Chapter Three presents and discusses the question of unaffordability with 
regard to housing and analyses whether or not the Comprehensive 
Housing Plan for the Development of Integrated Sustainable Human 
Settlement has the capacity to address the housing backlog. The plan was 
unveiled by the Housing Minister, Lindiwe Sisulu in September 2004. 
 Chapter Four presents the research methods and implementation of the 
study. It focuses on the description of the methodology, the reasons for the 
choice of the methods, the design of the questionnaire, the sampling that 
was done to select the respondents, fieldworker selection and training as 
well as the coding of the data. 
 Chapter Five presents the case of Imizamo Yethu informal settlement. 
The study focuses on the context and the findings that were gained by 
means of in-depth qualitative research interviews conducted into a range 
of housing issues in Imizamo Yethu in the period from late 2004 to early 
2005.  
 Chapter Six presents recommendations and conclusion. The study wraps 
up the extent to which the objectives of the study have been attained and 
the conclusion that can be made. 
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1.15   CONCLUSION 
 
South Africa has a large problem of people living in inadequate housing – 
housing that does not provide adequate access to basic services or a safe, 
healthy and convenient living environment. Inadequate housing conditions 
have enormous implications for health and quality of life. People living in 
inadequate housing include: 
 People in informal settlements 
 Backyard shack dwellers 
 People renting rooms or sharing in overcrowded formal houses 
 
To address this problem, the provision of housing for low-income families is a 
priority for all tiers of government. 
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                                        CHAPTER TWO 
                                  LITERATURE REVIEW 
 
2.0 INTRODUCTION 
 
Internationally, there is extensive evidence of growing informal settlements. It 
is reported that more than 80 per cent of the population in many cities of 
undeveloped countries live in informal settlements. The poor without a doubt 
are disproportionately exposed to all sorts of unhygienic and poor sanitary 
conditions, environmental hazards, polluted water and lack of other essential 
services for human dignity. In South Africa this trend is also experienced; in 
1996 one million families lived in informal settlements and in 2001 this figure 
has increased to one-comma-four million families (Fransman, 2004). 
 
The inability of residents of informal settlements to avoid housing-related 
illnesses such as tuberculosis, diarrhea and the psycho-social implications of, 
for example, overcrowding, is of responses to informal settlements (BESG, 
2001). Citizens are entitled to a more dignified environment.  
 
The phenomenon of informal settlements is not new and details on how they 
were viewed and dealt with (particularly by the authorities) date back to 
colonial times in South Africa (Parnell & Hart, 1999). Given this historical 
perspective, it becomes apparent that informal settlements and the associated 
forms of self-help housing have neither emerged by accident nor as a 
coincidental form of urban development. 
 
One of the central problems with informal settlements is that most are located 
in the peripheral areas near former townships with poor access to job 
opportunities, urban amenities and bulk infrastructure. Interventions intended 
to improve informal settlements often flounder. The social imaginary is limited 
to particular ideal of individual home. 
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2.1 INSTITUTIONAL EXCLUSIVITY 
 
Informal or spontaneous settlements need to be recognized as an institutional 
nexus of any number of (generally exploitative) social, economic, political and 
environmental processes. Informal settlements are overwhelmingly related to 
poverty and relations of inequality and cannot be considered in isolation from 
other forms of housing delivery or the lack thereof (Marx, 2003). 
 
Complex layers of the institutional factors that inform everyday life (such as 
gender, age, race, class, location, health and employment status, etc.) and 
inter-sectorally-related development needs (such as health, education, 
employment etc.) combine to perpetuate the exclusion of residents from the 
rights and entitlements of citizenship. This complexity also makes informal 
settlements difficult to understand from both ‘insider’ and ‘outsider’ 
perspectives (Huchzermeyer, 1999b). 
 
According to Marx (2003), a particularly acute form of exclusion occurs 
through gendered practices where: 
 Tradition and customs inform access to land and housing; 
 Women are generally poorer and more marginalized; 
 Access to land and housing is through the male partner’s employment 
contract; 
 The demands of migratory systems on women are not accommodated 
in support to informal settlements; 
 Interventions in informal settlements do not accommodate the multiple 
roles of women; and 
 Current qualification criteria exclude older women without dependants 
or younger women. 
 
Women are marginalized in acquiring the right to adequate housing and land 
as a result of gender-biased laws, policies, customs and traditions. While 
significant steps have been taken to reduce the possibilities for gender 
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discrimination in laws and policies; customs, institutions and traditions remain 
deeply imbued with unequal gender relations (Marx, 2003) 
 
According to Fish, (2001) it is important that approaches to informal 
settlements not only recognize the impact of these effects and the consequent 
differences in the incidence and experiences of poverty between the genders 
but also institute some measures to address this gap. The need for a 
gendered approach to informal settlements is placed in its proper context by 
the finding that 20 to 45 per cent of households in informal settlements are 
female-headed, a disproportionate number of whom are tenants and/or living 
in the worst housing conditions. It is unlikely that these households would 
have access to end-user finance and savings. Also significant is the finding 
that the poverty rate of female-headed households is twice as that of male-
headed households (Fish, 2001).  
 
The South African legislative environment has a reasonable sympathetic 
approach to the promotion of housing and tenure rights. In practice, 
nevertheless, women suffer enormous discrimination and hardship. A 
research study in the Western Cape showed that it is difficult for women to 
gain access to housing or tenure in their own right. Instead women’s access to 
employment and housing is inextricably linked to her male partner or male 
relatives’ employment contract (Haysom, 1999). 
 
2.2 THE CONTEXT OF HOUSING IN SOUTH AFRICA 
   
Housing policy is regarded as the primary mechanism for addressing the 
phenomenon of informal settlements. The rest of the section briefly looks at 
the housing problem in South Africa, followed by an overview of the housing 
policy framework. 
 
2.2.1 The housing problem 
 
South Africa has a large problem of people living in housing that does not 
provide adequate access to basic services or a safe, healthy and convenient 
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living environment. Inadequate housing conditions have enormous 
implications for health and quality of life. People living in inadequate housing 
include: 
 People in informal settlements; 
 Backyard shack dwellers; 
 People renting rooms or sharing in overcrowded formal houses; 
 Hostel dwellers; and 
 People living in formal houses that are inadequate in terms of size and 
quality. 
 
Inadequate housing has to be seen as part of the poverty problem which is, in 
turn, linked to low incomes and unemployment. The 1996 census showed an 
unemployment rate (expanded definition) of 34 per cent and this is continuing 
to grow (Stats SA, 1998). It is estimated that the number of formal sector jobs 
in South Africa decreased by 15 per cent in the decade to 2000, and, despite 
fairly strong growth in the economy, decreased by three per cent in the year 
2000 alone (Temkin, 2001).  
 
The housing backlog is impossible to accurately determine, due to both a lack 
of reliable and up-to-date statistics and of a commonly accepted definition of 
inadequate housing conditions (and there is also a lack of consensus over 
whether or not households in traditional dwellings in rural areas should be 
regarded as part of the housing backlog). 
 
The Census 2001 figures provide an idea of the state of the problem. Table 1 
shows the main categories of the housing backlog (as defined by the 
Department of Housing). These are households living in informal settlements, 
in backyards and in rooms within houses, and caravans. It should be noted 
that some households living in formal backyard structures, rooms in houses or 
in caravans may in fact be living in adequate housing conditions. On the other 
hand, some households living in formal housing may be living in inadequate 
housing conditions due to overcrowding or poor housing quality. In lieu of 
accurate information on the housing backlog, Table 2 can be regarded as 
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giving a fairly good idea of the number of households in inadequate housing in 
2001. Based on the Census figures, the housing backlog would appear to be 
in the order of 2.4 million housing units. If traditional dwellings are also 
included, this figure increases to about 4.1 million units. 
 
 Table 1: Categories of inadequate housing 1996 and 2001 
 
Category 1996  
Census 
 
2001 
Census 
Percentage
Change 
Households occupying shacks in 
informal settlements 
 1,049,686       1,376,705 +31% 
Households occupying backyard 
shacks 
403,329 459,526 +14% 
Households occupying house/ 
flatlet / room in backyard or on 
shared property* 
623,092 532,981 -14% 
Households living in tents or 
caravans 
17,126 30,610 +79% 
Total (urban) 2,093,233 2,399,822 +15% 
Traditional dwellings 1,644,388 1,654,786 +1% 
Total (urban and rural) 3,737,621 4,054,608 +8% 
Note: Not all households occupying backyard structures or renting/sharing rooms within 
houses are necessarily urban poor households living in overcrowded conditions with no 
formal security of tenure, but the majority probably is. 
Source: Statistics South Africa, 1998 and 2003 
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Table 2: The housing backlog in 2001 
   
Province House / flat 
/ room in 
backyard 
Informal 
dwelling / shack 
in backyard 
Informal 
dwelling / shack 
elsewhere 
Room / flatlet 
on shared 
property 
 
Caravan / 
Tent 
Total   
E Cape 37,968 31,205 135,567 12,524 3,260 220,524 
Free State 20,517 44,103 147,081 5,625 1,865 219,191 
Gauteng 193,503 185,767 448,393 42,583 7,246 877,492 
KZN 65,937 48,613 177,212 24,660 7,007 323,429 
Limpopo 22,199 21,205 56,930 9,703 2,466 112,503 
Mpumalanga 17,154 24,503 92,877 8,199 1,841 144,574 
N Cape 4,383 5,355 20,438 1,896 1,661 33,733 
North West 25,644 51,935 155,501 6,705 1,738 241,523 
W Cape 25,069 46,840 142,706 8,712 3,526 226,853 
Total 412,374 459,526 1,376,705 120,607 30,610 2,399,822 
Note: The DoH excludes traditional dwellings from their definition of those in need of housing. 
Source: DoH, based on Statistics South Africa, 2003 
 
2.2.2 The housing policy framework 
 
The right to adequate housing should be regarded as the starting point for 
housing and infrastructure policy in South Africa. Section 26 of the 
Constitution of the Republic of South Africa states that: 
 
 Everyone has the right to have access to adequate housing; 
 The state must take reasonable legislative and other measures, within its 
available resources, to achieve the progressive realization of this right; and 
 No one may be evicted from their home, or have their home demolished, 
without an order of court made after considering the relevant 
circumstances. 
 
The Grootboom case in 2000 showed that Section 26 is legally enforceable. 
The general order of the Constitutional Court stated that “Section 26(2) of the 
Constitution requires the State to devise and implement within its available 
resources a comprehensive and co-ordinated programme progressively to 
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realize the right of access to adequate housing”. The principles for State 
policies and programmes arising from the Grootboom Judgement are 
(Liebenberg, 2002): 
 
 The State must establish comprehensive and coherent programmes 
capable of facilitating the realization of the right; 
 The measures (legislation, policies, programmes) adopted by the State 
must be “reasonable” within their social, economic and historical 
context and within the availability of resources; 
 The needs of the most vulnerable require special attention, e.g. the 
State must “devise, fund, implement and supervise measures to 
provide relief to those in desperate need”, e.g. an accelerated land 
release programme for people in dire circumstances; 
 The State must examine legal, administrative, operational and financial 
barriers to accessing socio-economic rights and, where possible, take 
steps to lower them over time so as to ensure the progressive 
realization of the right, e.g. so that a larger number and wider range of 
people can get access to adequate housing over time; 
 Responsibilities and tasks must be clearly allocated to different spheres 
of government and the appropriate financial and human resources 
must be available; and 
 Policies and programmes must be reasonable implemented, e.g. must 
be adequately resourced and not hindered by bureaucratic inefficiency 
or onerous regulations. 
 
The RDP Base Document set the scene for the formulation of housing policy.  
Although housing may be provided by a range of parties, the democratic 
government is ultimately responsible for ensuring that housing is provided to 
all. It must create a policy framework and legislative support so that this is 
achieved, and it must allocate subsidy funds from the budget – to reach a goal 
of not less than 5 per cent of the budget by the end of the five-year 
Reconstruction and Development Programme – so that housing is affordable 
to even the poorest South Africans. 
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The Housing Act of 1997 sets out the National Housing Vision and National 
Housing Goal to guide housing policy. The Housing Vision is for: “The 
establishment and maintenance of habitable, stable and sustainable public 
and private residential environments to ensure viable households and 
communities in areas allowing convenient access to economic opportunities, 
and to health, educational and social amenities in which all citizens and 
permanent residents of the Republic will, on a progressive basis, have access 
to: 
 permanent residential structures with secure tenure, ensuring internal 
and external privacy and providing adequate protection against 
elements; and 
 potable water, adequate sanitary facilities and domestic energy 
supply”. 
 
The National Housing Goal was to increase housing expenditure to 5 per cent 
of total government expenditure and to achieve a housing delivery rate of 
350,000 subsidised houses per year. 
 
The two main thrusts of housing policy have been: 
 
 Grant funding to assist in the provision of adequate housing and 
infrastructure to those in need; and 
 Enabling the housing market to work, for example, increasing access to 
housing credit from financial institutions. 
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Source: Development Action Group, 2003 
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2.2.3 Grant funding programmes 
 
The main tools of housing policy are the grant funding programmes. The main 
programmes are the Housing Subsidy Scheme (HSS) (and the related Public 
Sector Hostel Redevelopment Programme), the Discount Benefit Scheme and 
the Human Settlements Redevelopment Pilot Programme. Although they do 
not fall under the DoH, the Consolidated Municipal Infrastructure Programme 
(CMIP) and the Settlement/ Land Acquisition Grant (SLAG) are also of 
relevance to housing. These programmes are discussed in more detail below.  
 
(a) Housing Subsidy Scheme 
 
The main policy intentions of the HSS are to provide assistance to “persons 
who cannot independently provide for their housing needs” and to facilitate 
housing delivery (National Housing Code, 1994:169). The HSS provides 
subsidies for households with incomes of up to R3,500 per month to assist 
them in acquiring housing. The various types of housing subsidy are: 
   
 Project linked subsidy (project funding for the acquisition of land, and 
provision of infrastructure and housing); 
 Individual subsidy (to purchase a house, or to purchase a plot and build 
a house; can be linked to housing credit); 
 Consolidation subsidy (for households who own serviced sites); 
 Institutional subsidy (for rental or co-operative housing owned by 
housing institutions); 
 Rural subsidy (for households with uncontested informal land rights in 
areas where there is no individual ownership); and 
 People’s Housing Process (PHP) establishment grants, an additional 
amount of up to R570 per subsidy for funding the support costs of 
housing projects where beneficiaries are involved in building or 
organizing the building of their own houses, are also part of the HSS. 
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Table 3: Housing subsidy amounts in the 2003/2004 financial year 
 
Monthly joint 
income (figure 
in Rand)  
Project-linked 
individual and 
rural subsidy 
(figure in Rand) 
Consolidation 
subsidy (figure 
in Rand) 
Institutional 
subsidy (figure 
in Rand) 
Indigent category 25,580 15,000     - 
0-1,500 23,100 12,521 23,100 
1,501-2,500 14,200  - 23,100 
2,501-3,500 7,800  - 23,100 
3,501+  -  -  - 
Note: These are the normal subsidy amounts. These amounts can be 
increased by up to R3,375 for difficult site conditions (e.g. steep slopes, 
hard rocky ground or sandy soils with high water tables) 
Source: DoH, 2003 
 
The criteria for eligibility for housing subsidies are: 
 
 Must be a lawful resident of South Africa (citizen or permanent 
resident); 
 Must have partner (either be married to someone or live together with 
someone) or be a single person over 21 years of age with dependents; 
 Must have a monthly household income of less than R3,500 per month 
(combined income of head of household and spouse or partner); and 
 Must not have owned property or received any form of government 
housing subsidy before (except for the consolidation subsidy, relocation 
assistance or disabled people). 
 
A new category of indigent subsidy was introduced in 2002 for the aged, 
disabled and “health stricken” beneficiaries (i.e. people who are medically unfit 
to build their own house) with a joint income of not more than R800 per 
month. In addition, people with walking disabilities can qualify for an additional 
amount for access ramps, kick plates and grab rails, and people with hearing 
disabilities can qualify for an additional amount for visual door bell indicators. 
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Beneficiaries in the 0-R1,500 per month income category who are not 
classified as indigent have to make a contribution of R2,479 in order to get the 
subsidy (for contractor built houses only; People’s Housing Process projects 
are currently excluded from this requirement). Institutional subsidies and 
beneficiaries qualifying for indigent subsidies are also excluded from having to 
make this contribution. 
 
The new subsidy amounts and beneficiary contribution requirements are 
based on the estimated cost of a 30 square-meter house meeting NHBRC 
standards on a serviced site with minimum services as per the National 
Norms and Standards for Permanent Residential Structures (yard tap, VIP 
latrine, etc.). A higher subsidy amount is intended to be introduced for medium 
density housing. 
 
(b) Discount Benefit Scheme 
 
In terms of the Discount Benefit Scheme, tenants of public rental housing 
receive a discount of up to R7,500 on the selling price of the property. In many 
cases the book value of a property is less than R7,500, so public rental 
properties have sometimes been transferred to ownership of tenants free of 
charge. 
 
(c) Human Settlement Redevelopment Programme  
 
The Human Settlement Redevelopment Programme’s main objective is to 
assist in the development of sustainable urban communities. The programme 
includes funding for projects and programmes that result in increased 
opportunities for social and economic development (e.g. informal markets and 
business hives). The programme currently has a focus on existing 
dysfunctional areas and on infrastructure, but it is intended to refocus the 
programme on interventions to create viable human settlements linked to new 
housing delivery. 
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The Human Settlement Redevelopment Grant was introduced in the 2000/01 
financial year. Table 4 sets out the conditions attached to the Human 
Settlement Redevelopment Grant. 
 
Table 4: Human Settlement Redevelopment Grant 
 
Purpose To fund projects that aim to improve the quality of the 
environment by identifying dysfunctionalities in human 
settlements. 
Measurable 
outputs 
The improvement of the quality of human settlement by 
funding projects which will address dysfunctionalities in such 
settlements. The outputs of the programme depend largely on 
the unique content of each project funded in terms of the pilot 
programme. This will include: 
 Upgraded infrastructure in depressed areas 
 The number of existing depressed areas re-planned 
and redeveloped, such as inner city redevelopment, 
urban renewal and informal settlement upgrading; and 
 Completed plans which could promote integration (new 
developments) 
Conditions To form part of the contract between the provincial 
government and the DoH on specific projects based on 
approved business plans. 
Allocation 
criteria 
Division between provinces is made on the basis of the 
housing subsidy grant formula 
Reasons not 
incorporated 
in the 
equitable 
share 
As a pilot programme, the DoH needs to be involved in 
approving, monitoring and evaluating the projects in line with 
expected outputs. The outputs of the pilot programme will 
inform the formulation of a more comprehensive permanent 
programme. 
Source: Government Gazette, Vol. 454 Pretoria, 30 April 2003, No. 24834 
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(d) Consolidated Municipal Infrastructure Programme (CMIP) 
 
Initially, the DoH was responsible for the Bulk and Connector Infrastructure 
Grant, which was subsequently incorporated into the Consolidated Municipal 
Infrastructure Programme (CMIP), managed by the Department of Provincial 
and Local Government (DPLG). The CMIP programme provides municipalities 
with subsidies of up to R3 500 per low-income household for the cost of bulk 
infrastructure, e.g. for the main water and sewer lines, and roads, required to 
link up new settlements into existing networks. CMIP is now intended to be 
merged, along with other infrastructure support programmes, into the 
Municipal Infrastructure Grant (MIG) programme. 
 
(e) Settlement / Land Acquisition Grant (SLAG) 
 
The Department of Land Affairs’ Settlement / Land Acquisition Grant (SLAG) 
of R16,000 was intended to be able to be used in rural land redistribution 
projects for the purchase of land, infrastructure, top structure and / or on-farm 
capital items. The Department subsequently shifted its focus away from land 
reform aimed at the poor towards support for emerging farmers via the Land 
Redistribution for Agricultural Development (LRAD) Programme. The 
Department of Land Affairs is proposing to convert the SLAG programme into 
a fund for the proactive acquisition of land in urban and rural areas. 
 
 
2.2.4 Enabling markets to work 
 
Apart from housing subsidies, the other main thrust of housing policy is to 
enable the housing market to function more effectively so that greater 
numbers of people can access housing via market processes (i.e. through 
accessing credit from a financial institution). A Record of Understanding (the 
Botshabelo Agreement) was signed between the government and the 
Association of Mortgage Lenders (including ABSA, First National Bank, 
Nedcor, Standard Bank) in 1994, whereby the government undertook to 
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normalize the lending environment and the lenders undertook to lend 50,000 
low-income mortgage loans per year. This target was not achieved, and the 
agreement was later revised. 
 
The Mortgage Indemnity Fund (MIF) was an insurance fund set up by 
government to cover financial institutions against losses that they made from 
giving housing loans to low-income households (it has since been closed 
down), and Servcon Housing Solutions was set up by government to take 
over ownership of all properties of low-income households who defaulted on 
their bank loans as of 31 August 1997 (or 31 May 1995 for some smaller 
lenders). More recently, Thubelisha Homes was established to find more 
affordable housing for borrowers who could no longer afford to repay their 
mortgage loans. The DoH also makes relocation assistance grants available 
for low-income households who are forced to relocate due to an inability to 
repay their mortgage loan. 
 
The two main government established bodies involved in housing finance are 
the National Housing Finance Corporation (NHFC) and National Urban 
Reconstruction and Housing Agency (NURCHA). 
 
The NHFC facilitates finance for low-income housing by the provision of 
wholesale finance to lenders. The programmes and subsidiaries of the NHFC 
have included: 
 
 Gateway Home Loans, which provided loans of R10,000-R50,000 for 
households in the R2,000-R6,000 per month income bracket; 
 Housing Equity Fund (HEF), which provides funding to emerging 
lenders; 
 Rural Housing Loan Fund (RHLF); and 
 Housing Institutions Development Fund (HIDF), for lending to social 
housing institutions (this subsequently merged with the Social Housing 
Foundation). 
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The NURCHA is a RDP Presidential Lead Project jointly established in 1995 
by the government and the Open Society Institute. Its main focus is to provide 
guarantees to enable developers to access bridging finance, but it also 
facilitates finance for low-income housing by providing guarantees for end- 
user finance. It is focused on households earning less than R2,000 per month. 
 
The housing finance market is focused on properties with values of R100,000 
plus and borrowers with incomes of about R6,000-R7,000 per month upwards. 
People with incomes of R3,500 per month upwards are theoretically able to 
get access to mortgage loans of R40,000 to R100,000 from banks, but there 
is a severe lack of new private sector delivery appropriate for this affordability 
bracket. 
 
Mortgage loans are inappropriate for low-income people. However, they 
involve large amounts of money, are long term (usually 20 years), property is 
used as collateral (i.e. the borrower can lose their property if they cannot 
repay the loan) and conventional banks usually operate via their branch 
offices and the postal service whereas low-income loan schemes necessitate 
having loans officers constantly out in the field interacting with borrowers and 
applicants. Low-income people need housing finance mechanisms that 
involve small amounts of money, much shorter repayment periods and 
alternative forms of security (e.g. savings deposits, peer pressure of a savings 
group, movable assets, etc.). Most households with incomes of less than 
R3,500 per month are therefore mainly served by micro-loans (of less than 
R10,000) from micro-lenders, who operate very differently from conventional 
banks. Informally employed people and those working for employers who do 
not have payroll deduction facilities are often unable to access any affordable 
credit at all. As a result, non-governmental organisations (NGOs) have started 
to become involved in providing appropriate credit to the poor on a non-profit 
basis. An example is the Kuyasa Fund in Cape Town (PSG, 2003a). 
 
The Kuyasa Fund is directly involved with more than 50 savings groups, 
representing more than 1,400 savers, and has given loans totaling over R2 
million to over 600 households (as of the end of the 2002/2003 financial year). 
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Loans are in the range of R1,000 to R10,000 and the average loan is R3,800. 
The applicant must have saved for a minimum of six months, and the 
maximum loan granted is limited to three times the savings (the average 
savings amount of Kuyasa borrowers is R2,700). The repayment period is up 
to 30 months, with an average of 18 months). Over 70 per cent of borrowers 
are women and over 65 per cent of borrowers are unemployed or are 
informally employed. The loans have had an enormous impact in terms of the 
size and quality of housing that is provided (the loan gets added onto the 
subsidy and savings), and the repayment rate has been very good. The cost 
recoverable interest rate the loans are providing at is 32 per cent per annum, 
which is higher than the interest rate a middle-income person could get on a 
large loan from a bank (because of the far greater intensity of work required 
for a small low-income loan, but is considerable less than the interest rate 
demanded by informal money-lenders and cash loan companies (typically 30-
40 per cent per month, i.e. over 300 per cent per annum) (PSC, 2003a). 
 
 
2.3 CONCLUSION AND INTERMEDIARY RECOMMENDATIONS 
 
The housing delivery rate must be increased so as to eradicate the housing 
backlog. Assuming a current backlog of 2.4 million households in urban areas 
and growth of approximately 180,000 households per year, approximately 
420,000 housing units per year need to be delivered in South Africa. 
 
Many housing projects are unsustainable, sterile, poorly located dormitory 
suburbs that have a negative impact on the livelihoods of poor households. 
Poverty poses a large threat to development processes, including housing. 
Integrated planning, budgeting and implementation of development 
programmes can play a significant role in overcoming this threat. 
 
There must be a shift towards focusing on poverty alleviation and socio-
economic issues in urban development interventions. In the words of Hall and 
Pfeiffer (2000: 230-231): “Urban housing strategies should provide more 
shelter… Local housing policy as a consequence is always a housing ‘plus’ 
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policy which involves community development goals, environmental goals, 
urban transportation and other forms of infrastructure (schools, hospitals, child 
care, etc.)… Housing subsidies are social policy instruments, but they are not 
standalone subsidy policy instruments – it needs to complement other social 
policy instruments, such as family assistance, livelihood programmes, 
redistributive pension systems or general social assistance”. 
 
This is starting to be recognized. For example, the Presidential Urban 
Renewal Programme focuses on poverty alleviation and economic 
development, as opposed to the RDP which mainly focused on housing, 
residential infrastructure and services. 
 
Housing projects therefore need to be regarded as being part of broader 
integrated development interventions aimed at social and economic 
development. These broader development programmes need to include 
capacity building, skills development, sustainable livelihoods interventions, 
health, education, community safety, etc. Sufficient funding for these aspects 
is necessary. 
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CHAPTER THREE 
UNAFFORDABILITY AND THE NEW HOUSING PLAN 
 
 
3.0 INTRODUCTION 
 
Access to housing and access to housing finance by low income earners is a 
critical developmental issue facing most countries around the globe. UN 
Habitat (2003) notes the predominance of “two extreme outcomes of current 
shelter systems that are being witnessed today: affordable shelter that is 
inadequate, and adequate shelter that is unaffordable”. The Habitat report 
goes on to state that within the next 20 years it is unlikely that conventional 
sources of finance will be available in many developing countries for 
investment on the scale needed to meet projected demand for infrastructure 
and housing. 
 
3.1 UNAFFORDABILITY 
 
This section analyses the challenge of access to housing finance by low 
income earners in the South African context. 
 
3.1.1 Access to Finance 
 
The current housing subsidy provides the poor with up to R28,000 in securing 
a home, be it an individual, or collective attempt, with the emphasis of the 
policy on free-standing dwellings. The response to the current policy is very 
appropriate, however, the main role players realize that within the national 
policy, structures need to be created to speed up the process (Anon, 1996). 
 
Although the current policy is viewed as favourable to the poor, it is also 
recognized that major rethinking is needed to maximize its use to the benefit 
of the poor. A means of benefiting the poor would be to look alternative forms 
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of shelter, of which densification is just one. The Department of Housing, in a 
report on densification, acknowledges that if densification projects are to be 
made accessible to the poor, the housing policy needs to be re-examined 
(RSA, 1996). 
 
3.1.2 Banking sector 
 
According to the Department of Housing (2004), state subsidy beneficiaries 
find it difficult to participate in formal financial arrangements with South African 
banks to gain access to credit. The economically active people earning less 
than R1,000 per month, do not qualify for credit by the banking sector 
because many do not own any fixed assets to be used as collateral. Also, the 
beneficiaries in this category can be highly job-mobile. People move around 
where they may find work, and thus do not want to participate in a fixed 
financial arrangement. (Department of Housing, 2004) 
 
People earning incomes between R1,501 and R3,500 per month generally 
find the subsidy adequate, because they can afford regular payments and are 
in a more stable working arrangement. However, this particular group is also 
finding it difficult to gain access to credit within the formal banking fraternity 
(Department of Housing, 2003). 
 
Business Day (2000a) reported on the credit gap for mortgage bonds between 
R16,000 and R60,000. These are the loan amounts which people in the 
R1,500 – R3,500 bracket needed and qualified for. Again, it is the lack of 
collateral that prevents many people access to credit. The bond rate may also 
rise very high, depending on local and international markets, and thus 
resulting in owners not being able to repay the loans. This problem faces any 
home-owner, irrespective of the price of the dwelling. However, it is argued 
that more people in higher income groups can accommodate the fluctuations 
(Business Day, 2000a). 
 
According to the South African Banking Council (2000) past experience has 
revealed that the traditional mortgage bonds are inappropriate for the low-
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income market. The Banking Council reported that during the period 1990–
2000, the banking sector issued 300,000 mortgage bonds to finance township 
homes. This investment is worth more than R12 billion. Fifty thousand 
properties were repossessed by the bank or were not performing. Financial 
institutions cannot sustain such huge losses. The non-performing properties 
resulted in the residential areas being redlined (South African Banking 
Council, 2000). 
 
3.1.3 Redlining 
 
Redlining is a contentious practice that is performed by all banks in South 
Africa. This practice revolves around highlighting residential areas of high 
financial risk. These are usually working class areas. This practice is 
contentious for two reasons. Firstly, the financial risk of an area is based on 
past performance. The past performances of almost all the working class 
residential areas were influenced by political instability before 1994. Secondly, 
it is not accessing the true potential of the individual, separated from the 
residential area (Department of Housing, 2003). 
 
The combined factors are making it very difficult for beneficiaries of the state 
subsidies to participate in the banking sector. The banking institutions are 
protecting themselves from suffering major losses, and within a capitalist 
economy it is understandable (Fish, 2001). However, Fransman (2004) 
argues that the banking institutions’ position should not be one of total 
disregard for this particular market. A mechanism to include the low-income 
sector into the formal financial market is needed and the banking institutions 
must participate to find an amicable solution. 
 
Indeed, the Financial Sector Charter, which is a commitment by banks to 
extend their services to lower-income people has been established. As a 
result, some of the largest banks in South Africa have subsequently launched 
new mortgage loans targeted at the lower-income people (Department of 
Housing, 2004).     
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3.1.4 Micro-Finance 
 
Micro-finance has exploded onto the South African market since the middle 
1990’s. Entrepreneurs identified the gap in the money lending market left by 
financial institutions that regarded certain income groups as too high a risk 
(Department of Housing, 2003). 
 
The industry was formalized in 2000 when the Department of Trade and 
Industry provided operation parameters by means of an Act. With the few first 
year of operation, the micro-lending industry was worth R25 billion by 2000 
(Sunday Times, 2000a). 
 
Before the Micro-Finance Regulatory Council was established and the 
industry regulated, loans with up to 100 per cent interest were issued to needy 
people. This placed many of the poor in a debt trap, with ramifications on their 
ability to participate in the state assisted housing programme. The Micro-
Finance Regulatory Council provides guidelines on micro-lending and hopes 
to detect the unscrupulous operators (Sunday Times, 2000b). 
 
The formalization of the industry has resulted in the establishment of finance 
companies with a specific emphasis on home loans. Surety is provided by the 
deduction of the installments directly from the payroll. The banking institutions 
are recognizing the profitability of the lower end of the income market, but are 
still trying to find ways to protect their interests. The Finance Charter is a clear 
demonstration of the banks’ attempt to tap into this market (Department of 
Housing, 2003). 
 
South Africa’s banking regulations do not allow for more than one tier of 
banking, and therefore cannot establish community banks (Business Day, 
2000b). The legislation governing banking in the United States is more flexible 
and allows for more than one tier of banking. Bank of Boston, in Boston USA, 
adopted an approach to establish Community Banks. Community Banks 
opened in areas not deemed profitable. Extensive campaigning and education 
backed this approach. By targeting the low income group, the bank 
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repackaged its portfolios to suit the needs of the community. It delivered a 
much needed service and also recorded profits (Johnson, 1998). 
 
3.1.5 Conclusion 
 
South Africa’s current housing policy is based on a number of “pillars”. One of 
these is the housing subsidy. Another is the mobilization of credit and savings 
to “top up” the subsidy. 
 
It has now become clear that despite the best efforts of government, the credit 
and savings pillar has not been put in place. The vast majority of subsidized 
houses have been built with the subsidy only, limiting its effectiveness. 
 
There is little to be gained by finger-pointing and blaming South Africa’s formal 
banks for their collective failure to provide credit and suitable savings services 
to South Africa’s low-income households. Although government has put a lot 
of effort into getting the banks to extend the reach of such services, the fact is 
that South Africa’s poor probably wouldn’t benefit from, and are therefore 
unlikely to want, the kinds of credit and savings services that South African 
banks are designed to provide (Johnson, 1998). 
 
Johnson (1998) contends that the reason for this is that South African banks, 
like most “first world” banks, are designed to provide mortgage finance for 
housing. Mortgage finance, however, is based on a number of conditions that 
are not present in South African low-income environments. These conditions 
are (Johnson, 1998): 
 
 Households borrow money to buy a complete existing house, or build a 
new one; 
 Households are in formal employment and can repay a mortgage bond; 
 Houses generally have a large asset value, and are paid off over a long 
period; 
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 Houses are easily traded in the housing market, where their true value 
can be realized;  
 Where all these conditions apply, mortgage finance works well. The 
key is that the house is valuable and easily traded, so the bank can use 
it as security for a long-term mortgage; and 
 Where they do not, however, mortgages are not only difficult and risky 
for banks to extend, but also are not very useful and are even harmful 
to borrowers. 
 
According to the Department of Housing (2003) most “beneficiaries” of South 
Africa’s state housing assistance are informally employed, and have low 
incomes. Even though they can repay small loans, they can’t always do so 
regularly. Moreover, their houses are generally not very valuable in market 
terms. Housing markets in low-income neighbourhoods are weak, and it is 
difficult to realize the value of a house. 
 
While it may be possible to change some of these conditions, for the 
foreseeable future, most low-income households will not be in a position to 
benefit from mortgage finance. If they took mortgages, they would run a very 
strong risk of losing their houses because of income instability, retrenchments, 
and so on. They would also be paying a large percentage of their income in 
interest charges, which are much higher for long-term loans (DoH, 2003).  
 
These are some of the factors that drive the poor to live in appalling conditions 
in informal settlements. The next section evaluates the government’s new 
plan to address the housing backlog.    
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3.2 THE HOUSING PLAN 
 
3.2.1 Introduction 
 
On 1 September 2004, the South African Cabinet approved a “new” housing 
plan to provide a framework for housing development over the next five years, 
and the following day, the Minister of Housing, Lindiwe Sisulu, “unveiled” the 
housing plan. The official name of the housing plan is the Comprehensive 
Housing Plan for the Development of Integrated Sustainable Human 
Settlements (hereafter called “the Plan”). 
 
This section seeks to analyze whether or not the Plan has got the capacity to 
address the housing backlog in South Africa.     
 
3.2.2 Background 
 
Although the government has spent R27.6 billion on housing delivery during 
the past ten years and has delivered more than 1.6 million houses, a delivery 
rate “unprecedented in global terms” (Cape Argus, 2 September 2004), the 
housing backlog has increased from 1.5 million in 1994 to 2.4 million in 2004. 
The main reason for these low levels of delivery is that the current housing 
policy does not provide a range of options to meet all housing needs. Most 
notably there are no strategies for the upgrading of informal settlements or for 
the promotion of affordable rental housing. In addition, there have been many 
problems with the housing that has been delivered (PSC, 2003b; Charlton, 
2003; Independent Online, 2004). These include: 
 
 There is widespread and acute poverty, many beneficiaries are unable 
to afford the ongoing costs of housing, and there is a lack of skills 
transfer and economic empowerment in housing projects; 
 The location of new housing projects has tended to reinforce apartheid 
urban patterns and existing inequalities; 
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 Many new housing projects are unsustainable because of poor location 
and because residential densities are not high enough to support a 
wide range of activities and services – the Department of Housing’s 
Guidelines for Human Settlement Planning and Design suggest a 
minimum gross residential density of 50 dwelling units/hectare is 
appropriate to ensure a sufficiently wide range of activities, but most 
housing projects consist of freestanding single-storey dwellings and 
have gross residential densities of between 10 and 30 dwelling 
units/hectare; 
 There are problems with the poor construction quality and urban poor 
quality of many new subsidised housing projects; 
 Social housing (rental and co-operative housing) is often better located 
and of better quality than other projects, but there are severe 
affordability problems and high levels of non-payment due to the need 
for relatively high rents and levies in order to cover operational costs 
and loan repayments; 
 The vast majority of people are excluded from the formal housing 
market – only 15 per cent of households are able to benefit from the 
potential asset value of housing through being able to buy and sell 
property through the formal housing market; and 
 The People’s Housing Process approach (assisted self-help housing 
delivery) is capable of providing bigger and better houses as well as 
empowering communities, but has been a small proportion of total 
delivery, due to a general lack of capacity to provide effective support 
to communities. 
 
In the State of the Nation Address on 21 May 2004, President Thabo Mbeki 
said that there needs to be a comprehensive programme on human 
settlement and social infrastructure, including rental housing stock for the 
poor, and that the trend of a slow-down in housing delivery in some provinces 
must be addressed (Mbeki, 2004a). 
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The Comprehensive Housing Plan is the National Department of Housing’s 
response. The Plan identifies a range of issues to be addressed over the next 
five years and will be implemented from April 2005. Some of the key issues 
include: 
 
 Amending the subsidy system; 
 Integration and building of secure communities; 
 Promoting affordable rental housing; and 
 “Doing away” with informal settlements. 
 
3.2.3 Amending the subsidy system 
 
In terms of the Plan, a new subsidy system is proposed. Currently, in terms of 
the existing subsidy scheme, the maximum subsidy is approximately R28,000 
(for the aged, disabled and “health stricken” with an income of up to R800 per 
month). Households with a monthly income of R1,500 or less receive a 
subsidy of R25,800, but those in the next category of R1,501 to R2,500 per 
month received R15,700, while those in the R2,501 to R3,500 per month 
category received R8,600 (there are various additional amounts that can be 
added to these subsidies for difficult ground or climatic conditions). The 
Minister of Housing, Lindiwe Sisulu, said that experience had shown that in 
the latter two categories there was “little one can do” with that amount of 
money. Hence it was decided that the categories should be collapsed and that 
all households with incomes of up to R3,500 per month should qualify for the 
“full subsidy” of R28,000 (Southafrica.info, 2004). 
 
This amount will presumably be adjusted for inflation when the new system is 
introduced in April 2005 (it has been the trend in recent years for the housing 
subsidy amounts to be adjusted annually for inflation). Those in the R1,501 to 
R3,500 per month bracket (the Department of Housing calls them “the poor”) 
must make a contribution of R2,479 – as part of the commitment to their 
housing; households in the 0 to R1,500 per month category (the Department 
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of Housing calls them “the hardcore poor”) will not have to make any 
contribution (Cape Argus, 3 September 2004). 
 
This proposed merging of the subsidy bands is a positive development, as the 
current small subsidy amounts for the R1,500 to R3,500 per month income 
group mean that these households are usually excluded from housing projects 
due to an inability to supplement their subsidies with savings and credit. 
However, the full subsidy amount of R28,000 is still insufficient to provide 
adequate housing. A study undertaken by Development Action Group (DAG) 
in 1993 on the feasibility of well-located affordable housing concluded that, at 
the time, a capital subsidy of R25,000 would be required to cover the cost of a 
fully serviced starter unit (DAG, 1993). If DAG’s estimation is anything to go 
by, an amount of R50,000 in current values is required to provide for an 
adequate 30 square-metre housing unit on adequately serviced land. 
 
The Plan proposes a new programme for what the Department of Housing 
calls the “affordable housing” group, i.e. the R3,500 to R7,000 per month 
income group, in order to encourage banks to become involved in lending to 
this group. This group is often referred to as the “grey gap” or “gap market”, as 
they have been unable to access mortgage loans from banks and are also 
excluded from the current housing subsidy scheme. As a result, it has been 
extremely difficult for people in this income bracket to obtain access to 
affordable and adequate housing. 
 
In order to encourage the involvement of banks, it appears that, in terms of 
the Plan, the government will pay half of the 10 per cent deposit required for a 
mortgage loan from a bank and guarantee 50 per cent of the loan amount 
against risk of non-payment. This programme is linked to the Financial Sector 
Charter, which is a commitment by banks to extend their services to lower-
income people. The Department of Housing collaborated with the Banking 
Council on formulating this programme. 
 
ABSA, one of the largest banks in South Africa, has subsequently launched a 
new mortgage loan specifically targeted at households in the R3,500 to 
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R6,000 per month income range. Based on the assumption of a 13.5 per cent 
interest rate, a 20-year loan repayment period and being able to use 25 per 
cent of income for loan repayments, the maximum loan amount affordable for 
a household with a joint income of R3,500 per month is about R72,000 and 
the maximum loan amount for a household with a joint income of R6,000 per 
month is about R124,000. 
 
At the moment virtually no new housing is being developed by private 
developers in the R70,000 to R150,000 price range. Hence, greater delivery 
for this target group would need to be encouraged. It is unclear whether 
programmes such as Servcon and Thubelisha Homes (for the management of 
repossessed properties and for the “rightsizing” of defaulting households) will 
be extended to this programme. The Plan does mention, however, that the 
Department of Housing will embark on a public education drive informing new 
owners about mortgages and the importance of keeping up with payments. 
 
In addition, the Plan reduces the period in which a subsidized house could be 
sold, from eight to five years (the province or the municipality has the first 
option to buy the house during this period, in order to ensure that houses can 
be re-allocated to another beneficiary on the waiting list). It is doubtful to what 
extent this restriction is enforceable. In practice, virtually all of the subsidized 
houses that are sold, are sold informally. This is done in order to avoid having 
to go through the complex and expensive formal transfer procedures, and it 
appears that there is no way of monitoring informal sales of subsidy houses. 
 
3.2.4 Integration and the building of secure communities 
           
The Plan “provides for the provision of a total package of infrastructure such 
as clinics, schools, police stations and community facilities within the vicinity 
of actually built homes, in facilitation of good governance (Sisulu, 2004a). 
From proposals for the N2 upgrading initiative in Cape Town it appears that 
the Human Settlements Redevelopment Programme, a funding programme of 
the Department of Housing originally formulated for urban renewal initiatives, 
will now be able to be used for the provision of basic facilities (e.g. a clinic, 
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community hall, informal market sports field, park) for new housing projects of 
a certain size (e.g. at least 5,000 households), also where the municipality has 
no funds to provide facilities. This is a positive development, since it will avoid 
situations where houses are provided without any accompanying facilities. 
 
It should be noted, however, that integration and the building of secure 
communities need to be about more than the provision of community facilities. 
The Housing Act defines housing development as “the establishment and 
maintenance of habitable, stable and sustainable public and private residential 
environments to ensure viable households and communities in areas allowing 
convenient access to economic opportunities, and to health, educational and 
social amenities” (RSA, 1997). The Housing Act also makes reference to the 
Chapter One Principles of the Development Facilitation Act, which includes, 
among others, the integration of the social, economic, institutional and 
physical aspects of development, the location of residential and employment 
opportunities in close proximity to or integrated with each other and providing 
for a diverse mix of land uses (RSA, 1995). 
 
3.2.5 Promoting affordable rental housing 
 
One of the biggest complaints about the current housing policy is that it has a 
monolithic “one-size-fits-all” approach, i.e. it mainly provides freestanding 
individual ownership houses in green field housing projects on the urban 
periphery. The Plan intends to promote a wider range of housing options. It is 
also intended to cover the entire residential property market and promote the 
building of different types of housing to create a variety of options for low-
income groups. In particular, there will be more emphasis on rental housing 
and on higher density options (e.g. blocks of flats). The Plan undertakes to 
provide access to “innovative rental options in secure environments”. The 
Minister of Housing said the idea was to tap into the “rental stock” which 
would suit those households and individuals migrating to urban areas from 
rural districts or from outside the country but did not wish to buy property 
(Southafrica.info, 2004). 
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The policy for funding the provision of subsidized rental and co-operative 
housing is to be completely overhauled in an attempt to make it more 
affordable and sustainable. It is proposed that there will be a new capital grant 
system for rental and co-operative housing based on 20-year business plans 
for new projects. The proposed formula is complex, but it appears that, in 
some cases, the new level of subsidization could be over R50,000 per unit 
(approximately double the current levels of subsidisation for rental and co-
operative housing). 
 
 
It also appears that there will be rental options, probably rooms with shared 
facilities, for the 0 to R1,500 per month income group and for single persons. 
The possibility has been raised of having an option in which the capital grant 
is converted into an annuity based grant or benefit that can be used to provide 
a monthly rental allowance (DoH, 2004). This is an idea that has been mooted 
before, but the relatively small size of the subsidy generally meant that this 
was not really a viable option. 
 
Rental housing is intended to be provided at higher densities that will optimize 
the use of existing resources, bulk infrastructure, transportation and social 
facilities, discourage urban brawl and contribute to more compact cities and 
towns and would greatly contribute to the correction of the historically 
distorted spatial patterns of South African cities and towns (RSA, 1995). In 
that way, higher thresholds will contribute to viable public transportation and 
support for economic enterprises. 
 
The emphasis on rental housing is good, as there is a real demand for well-
located affordable rental housing, and it is an essential tool for ensuring that 
low-income people can live close to urban opportunities. However, the target 
for new rental and co-operative housing is only 22,500 new units per year (the 
current total housing delivery rate is about 190,000 housing units per year).  
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3.2.6 “Doing away” with informal settlements 
 
The 2001 Census showed that there were 1.4 million households living in 
informal settlements in urban areas in South Africa. There are only 800,000 
households on the official waiting lists for government subsidized housing, 
which means that a large proportion of households living in informal 
settlements currently have no prospect of accessing adequate housing in the 
foreseeable future. The Minister of Housing has therefore committed to 
upgrade or relocate all informal settlements by 2014, with the intention of 
providing a “total package of infrastructure” (Cape Times, 3 September 2004). 
The press statement on the Plan refers to it as “doing away” with informal 
settlements. According to the statement, the inhabitants of informal 
settlements will receive certainty as well as access to proper services, 
security, choice and formal top structures. 
 
This is a major shift in policy, as the previous emphasis of policy was on the 
relocation of residents of informal settlements to new housing projects on the 
urban periphery. Eighteen informal settlement upgrading projects (two per 
province) are being undertaken and will be assessed in June 2005. In Cape 
Town, the informal settlements along the N2 and Imizamo Yethu, near Hout 
Bay, will be developed first. 
 
It is important that informal settlements be upgraded in situ wherever possible 
in order to maintain social and economic networks, and a participatory and 
integrated approach to informal settlement upgrading is essential. It is 
currently not clear to what extent the government’s new approach to informal 
settlements will be participatory and integrated. The press statement on the 
Plan makes reference to the “ring fencing” of informal settlements – it is not 
clear what this means, but is possibly a reference to preventing further growth 
of existing informal settlements. This would only be acceptable if there was a 
“managed land settlement” strategy to provide for the release of land with 
basic services for rapid settlement by newly formed or migrant households in 
need of a place to settle. Such a strategy does not appear to be included in 
the Plan. 
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Generally, some other initiatives that are mentioned as being part of the Plan 
(some of them have already been implemented or have been in the pipeline 
for a while) are: 
 
 The Plan emphasizes the use of state land for housing projects. Land 
acquisition through proactive identification and acquisition of land 
through the Public Works Asset Register, State Land Register and 
Environmental Potential Atlas will potentially contribute to increasing 
access to affordable well-located land for low-income housing; 
 A much needed measure contained in the Plan to ensure greater 
integration, is the attempt to bring about greater co-ordination among 
the different spheres of government and their departments. This is part 
of a broader government initiative to introduce a framework for co-
operative governance and ensure greater harmonisaton of municipal 
Integrated Development Plans, Provincial Growth and Development 
Strategies and the National Spatial Development Perspective. The N2 
upgrading initiative is intended to be a pilot in which the National 
Department of Housing, Provincial Department of Housing and City of 
Cape Town work as partners; 
 Skills development and training will form part of all housing projects 
(linked to the new Extended Public Works Programme and various 
government learnership and training initiatives); 
 Provision for the empowerment of women contractors by setting aside 
a 30 per cent stake for women in contracts government entered into 
with construction companies; 
 The establishment of ‘hub information centres’ in communities will 
assist communities to obtain information with regard to housing related 
issues, and a toll-free information number 0800-1-HOUSE has been 
launched (Engineering News, 16 July 2004); 
 Provision is made for employers to contribute to housing through 
employer assisted housing. It is not clear how this will be done; 
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 Systems and mechanisms are being put in place to ensure that any 
maladministration, corruption and fraud are dealt with effectively; 
 The Plan aims to implement measures that would stimulate a renewed 
uptake in the Discount Benefit Scheme and focus on the registration of 
transfer of houses constructed under the existing housing programme. 
This disregards the fact that there is still a role for public rental housing, 
and that some people may prefer not to be owners of that particular 
housing stock. 
 
3.2.7 Conclusion and further interim assessment of policy directions 
 
Many of the proposals set out in the “new” Comprehensive Housing Plan, are 
not new. Most of the new proposals are positive, and will contribute towards 
ensuring a greater variety of housing delivery options and the creation of more 
integrated and sustainable settlements (although, in many cases, the details 
are still quite vague). 
 
A shortcoming, however, is the fact that the Plan does not seem to be 
sufficiently people-centered and people-driven. The participation of citizens 
and civil society in the decision making process is essential, at all levels from 
macro-policy level to local project level, but the press statement and articles 
about the Plan do not make any mention of participation or the involvement of 
the civil society. There is a danger that, in the rush for increased delivery by 
the government, that community participation and the involvement of civil 
society will be neglected. 
 
The People’s Housing Process is also not mentioned anywhere in connection 
with the Plan. This may have serious implications, as people-driven housing 
delivery processes have proven that they can provide bigger and better 
housing in a way that is more sustainable (PSC, 2003b). 
 
Finally the Plan does not seem to have an explicit integrated anti-poverty 
approach. Given the scale of poverty and unemployment among housing 
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beneficiaries it is essential that there is an integrated approach that focuses 
on using the provision of housing to contribute towards poverty alleviation and 
reduction. Integrated approaches need to be multi-faceted and built on the 
linkages between physical development, economic development, social 
development and institutional development. Ultimately, housing delivery 
needs to be part of broader social and economic development processes in 
order to be able to improve people’s lives in a sustainable way.                       
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                                     CHAPTER FOUR 
RESEARCH METHODS AND IMPLEMENTATION OF THE 
STUDY 
 
4.0 INTRODUCTION 
 
The significance of this chapter is that it presents and implements the specific 
methods used in this study in relation to the problem statement, objectives of 
the research and the research questions. It focuses on the description of the 
methodology, questionnaire design, sampling, fieldworker selection and 
training as well as coding. 
 
4.1 OVERVIEW 
 
As spelt out in chapter one the research methods applied to this study are 
qualitative in nature. According to Patton (1990) literature on qualitative data 
has it that the analysis of qualitative data requires some creativity in coming 
up with a way to interpret raw data into meaningful logical categories to better 
communicate it to others. 
 
4.2 METHODOLOGY 
 
The study was done through a qualitative survey of the residents of Imizamo 
Yethu. The method of qualitative in-depth interviews was used. Reason and 
Rowan (2004) have argued that the core element of a qualitative research 
approach is to connect meanings to the experiences of respondents and their 
lives. In the style of secondary data analysis the study draws on statistical and 
other written evidence such as the data from Statistics South Africa, 
government policies and the increasing housing research literature on South 
Africa. Full details of the case study of Imizamo Yethu informal settlement are 
dealt with in Chapter 5. 
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4.3 SURVEY OBJECTIVES 
 
The primary objective of the survey was to: 
 
 Document the living conditions of the people of Imizamo Yethu, guides 
by the first-hand interview responses from the residents themselves; 
 Document the residents’ levels of satisfaction with the current services 
provided by the Cape Town Metropolitan Municipality, as the 
responsible local authority; and 
 Establish the health status of the inhabitants of the area. 
 
 
4.4 QUESTIONNAIRE DESIGN AND CONTENT   
 
The questionnaire covered the following areas: demographic details, housing-
related questions and expenditure and income information. Questions dealing 
with respondents’ living conditions were incorporated. Most of the questions 
were close-ended, but with some open-ended questions in order to allow for 
exploration. The questionnaire was piloted in an informal settlement whose 
inhabitants closely resemble that of Imizamo Yethu. 
 
As the main aim of the empirical part of the study is to document the living 
conditions of the community of Imizamo Yethu Informal Settlement, the 
questionnaire covered questions on the following aspects: 
 
4.4.1 Demographics 
 
Demographics are defined as studies of a population based on factors such 
as age, race, gender, economic status, level of education and employment 
(Klauke, A (2000). Such details are used by governments, corporations and 
non-government organisations to learn more about a population’s 
characteristics. This is done for many purposes, including policy development 
and economic market research. 
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According to Klauke (2000) demographics are the quantifiable statistics of a 
given population. Demographics are also used to identify the study of 
quantifiable subsets within a given population which characterize that 
population at a specific point in time. To determine the state of affairs 
pertaining to the living conditions of the community of Imizamo Yethu, the 
following demographic questions were asked: 
 
According to Klauke, (2000), demographics are the quantifiable statistics of a 
given population. Demographics are also used to identify the study of 
quantifiable subsets within a given population which characterize that 
population at a specific point in time. To determine the state of affairs 
following demographic related questions were asked: 
 
 Who is the most important person in the household and why? 
 What is your household’s most important possession and why? 
 What is the difference in terms of expenditure between living in a shack 
and owning a house? 
 What will owning a home mean to you? 
 How will it be different from living in a shack? 
 How does the surrounding community view those living on the veld? 
 How would having a brick house change your relationship with the 
surrounding community? 
 What is the worst thing about living in a shack? 
 
4.4.2 Social vulnerability 
 
The theoretical context of the questions was that of social vulnerability. In its 
broadest sense, social vulnerability is one dimension of vulnerability to  
multiple stressors and shocks, including abuse, social exclusion and natural 
hazards (Bankoff, G. 2001). According to Turner, et al., (2003) social 
vulnerability refers to the inability of people, organizations, and societies to 
withstand adverse impacts from multiple stressors to which they are exposed. 
These impacts are due in part to characteristics inherent in social interactions, 
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institutions, and systems of cultural values (Turner et al, 2003). 
Cutter, (2003) describes social vulnerability to represent the relative potential 
for physical harm and social disruption to subpopulations of societies and their 
larger subsystems based on socioeconomic status, age, gender, race and 
ethnicity, family structure, residential location and other demographic 
variables. 
 
4.5 SAMPLING 
 
Since no valid plot numbers or street addresses exist for those living in the 
parts of Imizamo Yethu, households were selected randomly. As far as 
possible the head of the household and/or his/her partner was interviewed. 
30 households, from the three different areas in Imizamo Yethu, i.e. 10 
households per area, were interviewed. The fieldwork was done in October 
2004. 
 
4.6 FIELDWORKER SELECTION AND TRAINING 
 
Three fieldworkers who are familiar with the settlement were recruited to 
implement the fieldwork for the survey. The criterion used to choose the 
fieldworkers was that they should be fluent in isiXhosa and English. Since the 
questionnaire was prepared in English, the fieldworkers were to explain the 
exact meanings and motivation for the questions in isiXhosa. 
 
 The fieldworkers had been given three days of comprehensive training in 
questionnaire administration and data collection. During these sessions they 
were also briefed on the purpose of the study and the contents of the 
questionnaire. The fieldworkers also did the piloting of the questionnaire. 
 
4.7 INFORMING THE COMMUNITY ABOUT THE SURVEY 
 
Local leaders were informed about the nature and purpose of the study a 
month before it was conducted. They were subsequently reminded 
telephonically about it a week before it was undertaken. This was to ensure 
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that the community and its leaders would not feel threatened by the survey, 
and in fact feel free to give their full cooperation. 
 
Since the researcher was known to the local leaders by virtue of being a 
journalist who was frequently interacting with them when covering news 
events in the area, permission was easily granted to conduct the study. 
 
4.8 COLLECTING AND CODING OF THE DATA 
 
A data capturer was employed to capture the research data in Microsoft 
Excel. 
 
4.9 CONCLUSION 
 
This chapter set out the research methods used in this study report. It 
indicated the aim of coming up with an abstract structure that allows the 
research to be managed resourcefully given the time and budgetary 
constraints. It also indicated that a research project would benefit from a 
researcher’s familiarity with an area. The next chapter presents the case study 
of Imizamo Yethu. 
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CHAPTER FIVE 
THE CASE OF IMIZAMO YETHU INFORMAL 
SETTLEMENT – CONTEXT AND FINDINGS 
 
 
5.0 INTRODUCTION 
 
This chapter presents the research findings that were gained by means of 30 
in-depth qualitative research interviews conducted into a range of housing and 
health issues in the informal settlement of Imizamo Yethu in October 2004.  
 
5.1 BACKGROUND 
 
In order to trace the origin of Imizamo Yethu informal settlement, it is 
necessary to briefly look at the history of a nearby affluent suburb, called Hout 
Bay. Within the context of apartheid planning of the past (most notably the 
Group Areas Act, 1950) Hout Bay (a part of Cape Town) was zoned as a 
white residential suburb with land above the harbour allocated to coloured 
people in order to fulfil the requirements of labour in the fishing industry 
(Oelofse, 1995). Most of the white residents were landowners who gained 
access to land via the property market. The lower-income harbour residents 
rented accommodation which was provided by the fishing companies and the 
State. However, in the early 1980s a middle-income residential area (Hout 
Bay Heights) was developed for coloured people (also subject to the 
restrictive provisions of the Group Areas Act). 
 
Although not legally allowed to be in Hout Bay under apartheid legislation, a 
number of black people ‘squatted’ inconspicuously in the area, along 
sheltered river banks and in backyard shacks in the harbour community 
(Oelofse, 1995). These people were mainly employed in the fishing industry 
and their small settlements consisted essentially of extended families. 
Coloured people who had been displaced when farms were subdivided in 
Hout Bay in the 1970s, also ‘squatted’ in the valley. Hout Bay therefore had a 
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history of ‘squatters’ who were largely accepted and accommodated by the 
formal residents of the area. 
 
Hout Bay experienced land invasions in 1988 and 1989. Two ‘squatter’ 
settlements, of considerable size, developed relatively quickly on state and 
privately owned land along Princess Road. Princess Bush was the larger of 
the two settlements and was located in the sand dunes behind Hout Bay 
beach. Sea Products, the smaller in size of the two settlements, was located 
across the road on land alongside the Disa River. These two communities 
comprised workers from the harbour area, who had moved out of crowded 
hostels, flats and backyard shacks in order to gain access to land so as to be 
able to house their families. People also moved to the settlements from the 
crowded conditions of the Cape Flats townships and the rural areas. 
 
By 1990, there were approximately 2,000 ‘squatters’ living in five settlements 
scattered around Hout Bay (Gawith and Sowman, 1992). The development of 
these settlements had a dramatic effect on the locality of Hout Bay. Formal 
residents expressed strong concern with regard to the ‘squatter’ issue, 
indicating that the settlements were unhygienic and would therefore affect 
health conditions in Hout Bay. The formal residents also claimed that pollution 
had increased dramatically, security in Hout Bay had decreased, property 
prices were being affected, and that their quality of life in the valley had been 
diminished. As a community, the formal residents began to put pressure on 
the local authority, in this case the Cape Provincial Administration (CPA), to 
deal with the problem. At the same time the ‘squatters’ had mobilized 
themselves. They made use of the shifting power relations taking place in 
South Africa during a period of political and social transformation, pressurizing 
the state to find land for them in Hout Bay (Oelofse, 1995). 
 
By November 1990 the ‘squatters’ had acquired legal rights to settle 
permanently on 18 hectares of land on the Western Cape Regional Service 
Council Forestry site in Hout Bay, much to the dismay of many of the formal 
residents. In March/April 1991 the five communities were moved to the new 
site, named Imizamo Yethu.    
 64
5.1.1 Definition of the area 
 
The area is divided into three sections, namely, Imizamo Yethu, the Shooting 
Range and the Circle. The serviced and more established section of the 
township is called Imizamo Yethu. The other sections close to the mountain 
are called the Shooting Range. The Circle is near the main road. The 
boundaries between the different sections are not very clear. 
 
According to Gawith (1996: 79), the geography of Imizamo Yethu settlement 
presents many development challenges. Access is limited, with only two roads 
into the settlement, and few maintained roads within the densely settled site 
itself. Water is obtained mainly from a small number of sporadically operating 
communal taps. Harte (2005) notes that electricity is frequently accessed 
illegally by households that rig their own connections to existing lines. The key 
domestic energy source is paraffin fuel, which is used within shacks for 
heating and cooking, often on combination with the nature and use of 
domestic fuels, greatly increases the vulnerability of the population to fire 
hazard (Harte, 2005).    
 
5.1.2 Population 
 
The estimated total population of Imizamo Yethu is 7,874. There are 4,361 
adults and 3,513 children (DAG, 2003). 
 
Table 5: Population per area in Imizamo Yethu 
 
Area Population Percentage 
Circle 1,265 16% 
Imizamo Yethu 2,723 35% 
Shooting Range  3,886 49% 
Total 7,874 100% 
Source: DAG, 2003 
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5.2 DISCUSSION OF THE STUDY FINDINGS 
 
Seaman (1987) observes that a research report is a written or spoken 
communication, which informs the audience about the research findings. It 
contains summaries that project the key findings of the study. It is accordingly 
the aim of this section to report the interview results of the residents of 
Imizamo Yethu. 
 
5.2.1 Demographics of Imizamo Yethu 
Information such as the most important persons and the most important 
possessions in the households of Imizamo Yethu informal settlements were 
solicited. Other demographic information sought included expenditure change 
when owning a brick house as opposed to a shack, and what the worst thing 
is about living in a shack. 
 
With regard to the most important person in the household, all respondents 
viewed themselves as the most important while others also expressed their 
appreciation of being independent owners of their households. The following 
were some of their responses: 
 
“I ‘m the owner of the household because I’m the bread winner.” 
“I’m the pillar of this household, everyone depends on my support” 
“I’m the owner and I live alone.” 
“I’m the owner because I’m the only adult in this household who brings 
income.” 
“I’m responsible for the payment of bills in this household.” 
 
Household’s most important possessions 
Regarding their households’ most important possessions, most respondents 
mentioned assets like electric appliances (television sets, radios, stoves, etc.), 
beds and clothing and highlighted the difficulties they had in replacing their 
valuables. None of the respondents mentioned the shack as important. The 
following were some of their responses: 
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“Wardrobe, refrigerator, TV and Hifi … they are costly.” 
“TV, refrigerator, Hifi, bed and clothes because I took most of my 
assets on account.” 
“I do not have any valuables at my place.” 
“Hifi, TV, refrigerator, stove, video and bed, if anything bad should 
happen I would not afford to buy them again.” 
“TV, radio, refrigerator and stove, they make life easier for us.” 
 
 
5.2.2 Feelings about the type of residential structure 
 
Feelings about ownership of a brick house 
The set of questions were asked to understand these citizens’ feelings about 
ownership of a brick house. The following were some of the responses: 
 
“I can’t get things like electricity box, I’ve tried to get it for my shack so 
far nothing.” 
“My life would be easy no more difficulties.” 
“I won’t manage to pay rent (bond), water as I’m currently not 
employed.” 
“It will increase even more because maintaining a house is expensive 
as compared to the shack.” 
“I would be glad since I would feel safe at all times.” 
“Free at last and having my own space.” 
“Being removed by the council from different areas is very stressful, it 
would mean Heaven and I would be proud of my achievements.” 
“I would be protected from rainstorms and fire.” 
“I’ll be free, with a bigger space and better life for my family.” 
 
Comparison of living in a shack and in a brick house 
Most of these citizens voiced the positive things associated with brick houses, 
while others were concerned about the expenses that owning a house involve: 
 
“It’s cheaper to live in a shack than a brick house.” 
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“I’ll be living in a safe place, sometimes I wake up in the middle of the 
night and almost everything is soaked in water.” 
“I would have more space.” 
“I won’t have to worry about buying more assets, at present I only have 
basics of which I’ll be able to carry out when there is fire.” 
“I will no longer be terrified by fire and rain.” 
“It means having enough space for private bedrooms, kitchen and other 
rooms.” 
“Safe and clean surroundings, I won’t have to worry about the 
communal toilets.” 
“A more secure place as I would be able to install burglar bars.” 
 
Surrounding community views of those living on the “veld” 
Even though all respondents reside in shacks, those from the old section of 
Mandela Park regard themselves as better off than the people with very 
limited services (water, roads, street lights and electricity), those who “live in 
the veld”, in colloquial terms. 
 
“They are living in poor, disgusting conditions.” 
“We always feel sorry for them as they live in shame and 
helplessness.” 
“We view them as worse-off and poor people.” 
“We feel sad about their situation.” 
“We view them as worst sufferers when compared with us.” 
“We see them become victims of rain and illnesses as they live 
outside.” 
 
Brick houses changing relationships with the surrounding community 
Most respondents felt that relationships with the surrounding community 
would never be the same again: 
  
“Others would be jealous of me; a few would be happy for me.” 
“Many they would be happy for me, but most people would envy my 
accomplishment.” 
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“They would feel very happy for me, as almost all of us are dreaming of 
owning a brick house one day.” 
“As I would always be busy indoors, they would think I’m undermining 
them.” 
“I would gain more respect and recognition from others.” 
“My neighbours would be happy for me as they always worry about me 
causing fire as I drink a lot.” 
“They would look at me as a different person, as I would be proud of 
living in a brick house.” 
“I would no longer be involved in fighting or shouting about dirty running 
water which is caused by the poor drainage system.” 
 
The worst thing about living in a shack  
All of these citizens rated fire as their worst enemy, followed by rainy 
conditions and poor sanitation and hygienic standards. 
 
“No toilets, no drains and poor hygiene.” 
“Fire, lack of toilets, and electricity.” 
“Living under constant fear of fire and stormy weather.” 
“Easy access for house breakers and lack of sanitation.” 
“When it’s raining water falls on my bed.” 
 
5.2.3 Aspects of personal and environmental vulnerability 
Most of the respondents acknowledged that their lives are vulnerable in many 
ways. Poor health status, food insecurity, financial constraints, common social 
practices and natural or physical disaster were some of the vulnerabilities they 
mentioned. The risks and vulnerabilities they suffer include: 
 
The great fire of 2004 
The respondents referred to a major fire, on 8 February 2004, which caused 
significant damage to housing and infrastructure, resulting in widespread 
homelessness and loss of personal possessions. Despite the scale of this fire 
event, the Imizamo Yethu community remained viable. To date, there has 
been no significant out-migration from Imizamo Yethu. The continued 
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existence and functioning of the settlement may, however, be partly due to the 
poor economic circumstances of the residents, which precludes moving to 
other areas (Public Housing Directorate, 2004). 
 
Vulnerability in employment and labour 
Most of the respondents that are employed are involved in physical labour, 
types of jobs that might be caused by lack or little education. Around one-third 
of the respondents voiced the same sentiments about their employment 
conditions.  
 
There are thus strong indications that the residents of the area are fully aware 
of the risks they live under, but still consider Imizamo Yethu as their second 
home after their place of origin.  
 
Fuel for cooking 
The study has found that electricity boxes are not provided for each 
household. This is due to a lack of infrastructure. Most consequently 
respondents still use paraffin stoves for cooking. 
 
Health and environmental threats 
Some of the respondents expressed their great concern about their poor 
environmental living conditions. “No toilets, no drains and poor hygiene”, was 
one of the refrains running through the interviews.   
 
Even though these residents consider their area better compared to the “veld 
dwellers”, there is still a great need for the improvement and availability of 
services. As one respondent put it, “I will no longer be involved in fighting or 
shouting about dirty running water which is caused by poor drainage system”, 
if services are improved. 
 
Living in a shack is also a great risk to one’s health due to poor ventilation 
systems, humidity, material used for building and poor water and sanitation 
systems. For example, around two-thirds of the respondents who use paraffin 
for cooking in poorly ventilated shacks are likely to be exposed to health 
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hazards. 
 
According to De Villiers (2000), the peculiar characteristics of informal 
settlements are that: 
 
 Their establishment was irregular. Most were established without 
permission from the authorities, although a tacit approval would have 
been granted since. The residents have no legal title to their property. 
 Nevertheless, the rights of these settlements to exist are substantially 
protected by law. The existence of settlements has the protection of the 
courts, and even new invasions have to be addressed with extreme 
care. 
 Residents are vulnerable and marginalized in a number of ways. 
Residents include many people who are newly or temporarily urbanized 
and are not economical viable. 
 Informal settlements are prime candidates in the metropolitan areas for 
disasters, such as epidemics, fires, floods and violence. 
 
Accordingly, this study has clearly demonstrated that Imizamo Yethu is no 
stranger to these characteristics. It is characterized by: 
 
 Infrastructure that is inadequate; 
 Environment that is unsuitable; 
 Dwellings that are inadequate; 
 Poor access to health and education facilities as well as employment 
opportunities. 
 
The living conditions in informal settlements are acknowledged by Housing 
Minister, Lindiwe Sisulu (2004b): “We aim to make the lives of people living in 
informal settlements better because in their current living conditions their 
dignities as well as the right to life are continuously denied by overcrowding, 
insecurity, the ever-present danger of fires and floods as well as diseases” 
(Sisulu, 2004b). 
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According to Sisulu, “these are the people, the poorest of the poor, who day in 
and day out by accident of their birth must endure the pain of suffering alone 
in circumstances where they are unable to provide by themselves a roof over 
their heads, a most essential element of human dignity. Since they did not 
choose to be born in these circumstances and can also not extricate 
themselves (unassisted), the dictum of the seventeenth century philosopher, 
Thomas Hobbes, that life is ‘solitary, poor, nasty, brutish, and short’ will 
always ring true” (Sisulu, 2004b). 
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CHAPTER SIX 
RECOMMENDATIONS AND CONCLUSION 
 
 
6.0 INTRODUCTION 
 
This chapter seeks to tie up the discussion points that are derived from the 
previous chapters, and in particular from the research findings in Chapter 5. It 
wraps up the extent to which the objectives have been attained and the 
conclusions that can be made.  
 
 
6.1 OVERVIEW 
 
Paradigm shifts in South African urban geography since the 1990s have 
channelled research into aspects of post-apartheid urban and social change 
and strategies for urban planning in informal settlements (Dewar, 1995; 
Maharaj and Narsiah, 2002). Such research has included studies of racial 
change in neighbourhoods (for example, Bond and Tait, 1997) and urban 
policy formulation (for example, Rakodi, 1997). 
 
Since the end of apartheid in 1994, South Africa has seen the establishment 
of numerous informal settlements in large cities, populated mostly by black 
residents. Such communities are generally characterized by poverty, a lack of 
formal urban planning, a lack of basic housing, services and infrastructure and 
a high proportion of self-constructed shacks. 
 
Imizamo Yethu, in Cape Town, is one of the many informal settlements in 
South Africa’s post-apartheid urban landscape. Residents live in abject 
poverty and are potentially vulnerable to a range of environmental hazards. as 
was demonstrated in the research findings presented in Chapter 4. 
 
1. The study of Imizamo Yethu informal settlement is an 
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enlightening and useful tool for scholars, activists, the civil 
society, citizens and decision makers to devise alternative ways 
of addressing the housing problem, which has been one of the 
key concerns in post-apartheid South Africa. 
2. It is further recommended that the study be replicated to other 
informal settlements in the country to gain more insight on the 
state of affairs regarding them. 
3. The decision makers should make greater use of the qualitative 
and quantitative data collected to inform policy decisions aimed 
at improving the living conditions of the poor in informal 
settlements. 
 
The case study of Imizamo Yethu proves beyond doubt that the living 
conditions within this settlement are typically poor with residents facing a 
range of basic livelihood, including poor access to basic sanitation and water 
supply, solid waste accumulation, recurrent shack fires, safety and security 
risks, and a range of health hazards.  
 
Despite the best intentions of government, and the progressive nature of 
policies such as Breaking New Ground, limited progress has been made in 
bringing much needed development and quality of life improvements to this 
significant portion of South Africa’s population. 
 
The rights and commitments enshrined in our constitution and various national 
and international development goals are not being sufficiently realised. This 
results in growing frustration at grassroots level. The issue of informal 
settlements has thus become a developmental and political powder-keg in 
South Africa, which requires swift, innovative and effective action. The study 
demonstrates that the conventional approach to addressing the challenges 
posed by informal settlements simply cannot deliver a sufficiently rapid 
response at sufficient scale. This is due to a range of underlying constraints to 
which there is no easy solution. The constraints include: 
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 The insufficiency of budget to cover the huge capital costs required (i.e. 
for housing as well as the associated land and infrastructure);  
 A severe shortage of sufficient suitable and affordable land;  
 Constraints in terms of the adequacy of existing bulk services; and 
 The difficult nature of many informal settlement sites (e.g. high 
densities, steep slopes, geo-technical and drainage problems). 
 
In 2004, the political aim of “eradicating” informal settlements (Sisulu, 2004c) 
was translated more sensibly into a 10-year upgrading programme 
(Department of Housing, 2005) coupled with initiatives that aim “to grow the 
economy, including in … the second (informal) economy” (Mbeki, 2004b), to 
which the poor have access, and to which the production of informal 
settlements is linked. 
Despite these bold attempts by government, the study demonstrates that the 
provision of low-cost housing can be viewed as a wicked problem. Ritchey 
(2005) describes wicked problems as “ill-defined, ambiguous and associated 
with strong moral, political and professional issues”. Wicked problems are 
“perplexing, because of the mutual impact of problems on each other” (Dostal, 
Cloete and Járos, 2005). What is more, the problem has co-producing factors 
from within the system as well as co-producing factors that arise from the 
system’s environment. “In fact, social problems form interacting fields of 
problems, each comprising many factors …This mutual impacting of problems 
on each other results in circular causations, whereby a problem co-produces 
and reinforces itself.’’ 
“Since they are strongly stakeholder dependent, there is often little consensus 
about what the problem is, let alone how to resolve it,” Ritchey states. Worse 
still, “[t]hey are messy, devious, and reactive, i.e. they fight back when you try 
to resolve them.”   
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The study, therefore, concludes that given the complexities surrounding the 
provision of low-cost housing in South Africa, the government’s ambitions to 
resolve housing backlogs by 2014 appear to be a far-fetched dream. 
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APPENDIX A: Questionnaire  
 
Note that this is a summary of the questionnaire, in that it does not list all of the 
detailed interviewing instructions. 
 
1. Questionnaire number   2.Interviewer initials   
3. Date      4. Address 
5. Household demographic information 
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Add as many rows as required. 
 
5.13 Of all the above, who is the most important person in your household? 
_______________________________________________ 
5.14 Why? _____________________________________ 
5.15 What is your household’s most important possession? 
______________________________________________ 
5.16 Why ______________________________________ 
 
*HH = Household 
**PHP = People’s Housing Project 
 
6. Housing type 
 HH1 HH2 
Are you the owner   
Are you renting   
Are you a lodger   
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How many rooms   
Do you have dedicated sleeping space 
(sleep only in bedrooms) 
  
 
7. Do you have/own any of the following possessions (working order) in your 
house? 
 Gender of owner 
HH1 
Gender of owner 
HH2 
Radio   
TV   
Video/VCR   
Do you have a cell phone/phone?   
Four-plate stove   
Two-plate stove   
Car   
Bicycle   
Bed   
Fridge   
Washing machine   
 
8. Do you have any of the following? 
 HH1 HH2 
Electric lights   
Use electricity to prepare meals   
If yes, how many times a week?   
Use paraffin to cook meals   
Use gas to cook meals   
Use wood only to cook meals   
Use paraffin, gas, wood and electricity to cook meals   
Share kitchen facility with other households (pots, pans)   
Share stove and fridge with other households   
Prepare meals with other households more than once a week   
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9. Why do you use more than one source of energy to prepare your meals? 
 
 
10. If you use electricity or wood to prepare meals, where do you get it from? 
 HH1 HH2 
Neighbours in Masiphumelele   
Neighbours in Westlake   
Electricity poles   
Other   
 
10.1 How do you get water? 
 HH1 HH2 
Indoor tap   
Outdoor tap   
Neighbours   
Communal water tap   
 
10.2 What kind of a toilet do you have? 
 HH1 HH2 
Flush   
Long drop   
Communal   
 
11. In which area did you live before moving to Imizamo Yethu? 
 HH1 HH2 
Gugulethu   
Nyanga   
Langa   
Western Cape   
Other   
 
12. Did you live with? 
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 HH1 HH2 
Partner/Husband/Wife   
Family   
Friends   
Non-family   
Other   
 
13. Did you live in any of the following before moving to Imizamo Yethu? 
 HH1 HH2 
Room in a house   
Brick house   
Backyard   
Informal settlement   
Car   
Caravan   
Tent   
Other   
 
14. Why did you decide to live? 
 HH1 HH2 
Wanted a place of my own   
Needed more space   
Could not get along with the people 
You were living with at the time 
  
Could not afford the rent at your 
previous place of residence 
  
Evicted by your landlord/landlady   
Wanted to be closer to work   
Other   
 
15. How did you hear about Imizamo Yethu? 
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16. Did you have to obtain someone’s permission to live here? 
 
 
17. Does your household receive income from any of the following activities? If 
yes, how much per week? 
 Gender 
HH1 
R000 Gender 
HH2 
R000 
Factory     
Harbour     
Domestic     
Gardner     
Security guard     
Neighbourhood watch     
Sliding-door operator (taxi guard)     
Driver     
Painter     
Builder     
Plumber     
Engineering company     
 
18. Does your household receive income from any of the following activities? 
 Gender 
HH1 
R000 Gender 
HH2 
R000 
Soup/Porridge kitchen assistant     
Refuse collector     
Home-based crèche     
Recycling     
NGO/CBO worker     
Washing lady     
Child minder     
 
19. Does your household receive income from any of the following activities? If 
yes, how much per week? 
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 Gender 
HH1 
R000 
HH1 
Gender 
HH2 
R000 
HH2 
Sell meat/chicken     
Sell cigarettes     
Sell bread     
Sell milk     
Sell plants     
Sell horse manure     
Own a spaza shop     
Shebeen owner     
Moneylender     
Collect empty bottles and resell them     
Car-park attendant     
Skarrel (beggar)     
 
20. Does your household receive income from any of the following activities? If 
yes, how much per week? 
 Gender 
HH1 
R000 
HH1 
Gender 
HH2 
R000 
HH2 
Lodgers     
Grants     
Receive money from 
family/friends 
    
 
21. Is anyone in your household involved in any skarrel (begging) activities? 
 
Yes       _______                       No _______ 
 
21.1 If yes, who in your household? 
 By whom By whom 
Yourself   
Your partner   
Your daughter   
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Your son   
Your entire household   
Other   
 
21.2 If yes, how many times a week do you skarrel? 
 By whom By whom 
Everyday   
Once a week   
Twice a week   
Three times and more a week   
Weekends only   
After school   
Other   
 
21.3 What do you mostly receive when you skarrel? 
 HH1 HH2 
Clothes   
Food   
Money   
 
21.4 How does it make you feel when you have to skarrel to make ends meet? 
 
 
22. What is your household’s weekly expenditure on the following items: 
 HH1 
R000 
Gender of 
person 
HH2 
R000 
Gender of 
person 
Send money to family     
Rent     
Electricity     
Food     
Bread (per day)     
Milk (per day)     
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Funeral scheme     
Savings     
Water     
Telephone     
School fees     
 
23.1 Once you become a house owner, how will the above (expenditure) change? 
 
 
23.2 What will owning a home mean to you? 
 
 
23.3 How will it be different from living in a shack? 
 
 
23.4 How does the surrounding community view those living on the veld? 
 
 
23.5 How would owning a brick house change your relationship with the 
surrounding community? 
 
 
23.6 What is the worst thing about living in a shack? 
 
 
23.7 If you do become a house owner, in whose name will the title deed be 
registered? 
 
a)  your name               b) your partner’s name                 c) both your names 
 
23.7 If yes to any of the above answers, please explain why? 
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VULNERABILITY 
 
24.1 Household vulnerability 
 HH1 HH2 
Are there times when your family goes without food to bed?   
When (what time of the month/year) does this happen?   
Did you ever not have money (taxi, bus, train fare) to go to 
work? 
  
Did you ever not have money to pay your children’s school fees?   
  
24.2 How does it make you feel not to be able to provide your family with a 
meal? 
 
 
 
25.1 What are the major causes (potential and immediate) of vulnerability 
experienced by your household? 
 HH1 HH2 
Health   
TB   
AIDS   
Diarrhoea   
Worms   
 
 
25.2 Social and human capital 
 HH1 HH2 
Alcohol and drugs   
Domestic violence   
Single parent   
Old age   
Few adults in the household   
Lack of social support or family in the area   
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Imprisonment   
Little education   
 
25.3 Financial 
 HH1 HH2 
Unemployment   
Lack of savings   
Lack of access to loans or credit   
Removing grants   
Not having lodgers   
Lodgers moving out   
 
25.4 Physical and natural vulnerability 
 HH1 HH2 
Fires   
Sandstorms   
Wind   
Summer heat   
Rainstorms   
Tip or garbage dump   
Living in a shack   
 
25.5 Community’s attitude 
 HH1 HH2 
Gangsters   
Lack of lightning   
Communities’ attitude towards people 
living on the veld 
  
 
25.6 Have you or anyone in your household ever been robbed, stabbed, or a 
victim of any other crime? 
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25.6 If so, what was robbed? ______________ How was him/her 
assaulted?___________ 
How many times in the last twelve months? ____________________ 
 
25.7 Are there any areas in your area, which represent a physical threat to you? 
 
 
26. What in your opinion can be done by the following people to help you and 
your household get rid of the vulnerability experienced by your household? 
 
Yourself______________________________________________________________ 
 
Family_______________________________________________________________ 
 
Your 
neighbours____________________________________________________________ 
 
Organisations__________________________________________________________ 
 
Government___________________________________________________________ 
 
27. Describe your household during good times: 
 
 
HOUSEHOLD STRATEGIES 
 
28.1 What do you do to prepare yourself for bad or difficult times? 
 HH1 HH2 
Nothing   
Savings   
Food hampers   
Pray   
Other   
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28.2 What does your household do differently when things are very difficult 
compared to normal times? 
 HH1 HH2 
Ask friends for help   
Ask family for help   
Ask for help from religious organization   
Ask for help from political organization   
Ask for help from local authority/government   
Send children to live with family members   
Use less electricity   
Eat less   
Change the way you eat (eat cheaper meats, 
vegetables) 
  
Skip meals   
Bake food and sell it   
Make things and sell them   
Turn to illegal activities   
Take a loan from moneylender   
Take a loan from your employer   
Buy food on credit   
Remove children from school to work   
Look for (more) work   
Work for food instead of money   
Sell furniture/appliances   
Take in more lodgers   
Increase lodgers’ rent   
Skarrel   
Other   
 
28.3 The people (friend and family) you obtain help from, are they all living in 
Imizamo Yethu? 
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Yes   _______                                       No _______ 
 
29. What kind of help do you receive from family/friends and organizations and 
what support do you provide during bad times? 
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30. If you or one of your family members is ill, which of the following do you go 
to for help? 
 HH1 HH2 
Day hospital or clinic   
Local general practitioner   
Sangoma   
Faith healer   
Religious leader   
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GOOD TIMES 
31. When do things go very well in your household? (Tick all relevant events) 
When you have money____  
When you have food____  
On pension days____  
During the week____  
Over the weekend____ 
 
32. If Imizamo Yethu is awarded some money to start a project, what kind of 
project would you be interested in? 
 
 
 
 
 
 
